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CHAIRPERSON’S STATEMENT
FEHRE

Dear shareholders,

On behalf of the board (“Board”) of directors (‘Directors”) of China New
City Commercial Development Limited (‘Company”), | submit herewith
the annual report of the Company and its subsidiaries (collectively, the
“Group”) for the year ended 31 December 2020. The macro economies
around the world have been filled with many uncertainties. In the era of
globalization, economies at national and regional levels are somewhat
interrelated and therefore are subject to adverse impact by each other.
On the other hand, the economy of China has been dampened by the
COVID-19 outbreak since January 2020. The GDP of the first quarter
in China decreased by 6.8%, the worst quarterly figures since 1992. In
March 2020, the World Health Organisation announced COVID-19 a
global pandemic. As expected, the global economy has been suffering
from such pandemic amongst the various geo political and global trade
incidents. However, with the strong leadership of the central government
in China, the pandemic has been gradually contained in the second
quarter of 2020.

The Chinese government insisted on the regulatory objectives of “houses
are built to be inhabited, not for speculation” and “stabilizing land
prices, housing prices and expectations” for the real estate industry, and
introduced the long-term regulatory mechanism of new management and
control regulations featured by “Three Red Lines and Four Camps” (the
“New Management and Control Regulations”) in 2020. We believe
that the New Management and Control Regulations will help guide the
long-term, stable and healthy development of the real estate industry.

China New City Commercial Development Limited
2020 Annual Report
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In 2020, the Group’s revenue recorded a substantial decline, but the
capital structure was optimized. During the year, the Group’s revenue
was approximately RMB700,370,000, representing a year-on-year
decrease of approximately 64.2%; gross profit was approximately
RMB170,155,000, representing a year-on-year decrease of approximately
78.1%; profit attributable to owners of the Company was approximately
RMB44,429,000, representing a year-on-year increase of approximately
69.1%. As of the end of 2020, the total equity of the Group reached
approximately RMB6,077,418,000, representing a slight decrease of
approximately 1.0% from the end of 2019; the carrying amount of cash
reached approximately RMB1,108,888,000. As a result, all asset and
liability indicators were improved, and capital structure was optimized.

The Group’s management is looking out for a suitable business partners
for co-operation. For the property development business, the Group will
focus on the land bank replenishment and the development and sales
of commercial properties, which enables the Group to generate quick
and stable income and cash flows. In addition, the Group will also pay
attention to potential featured property projects to enhance its long-term
profitability. From an industry perspective, property development remains
to be supported by market demand and the relevant credit risk tends
to be lower. In this respect, the Group will not rule out the possibility of
any merger and acquisitions in order for the Group to achieve structural
optimization and become more market-orientated. In addition, the Group
will look for possible investment opportunities in China or overseas to
diversify the income source and risk exposure of the Group. The Board
will closely monitor the impact caused by the COVID-19 pandemic
outbreak and will fine tune the Group’s strategies and directions and
inform the shareholders and the public of any material development in due
course.

On behalf of the Board, | would like to express my sincere gratitude to
the continuing support and trust of shareholders of the Company and
business partners as well as the dedicated efforts of all the staff of the
Group.

Shi Kancheng
Chairperson

Hong Kong, 25 March 2021
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INVESTMENT PROPERTIES

REVIE

As at 31 December 2020 §22020F12331H

LAND RESERVE

As at 31 December 2020, the total GFA of land reserves of the Group was
approximately 4,087,876 sg.m..

The following table sets forth a summary of the Group’s investment

bl 1

R2020F12H31H » AERBBP M FHEE 22
HEFEL 54,087,876 5K o

TRV ESEFEHE2020F12831 BB EY

properties as of 31 December 2020: EME
Project Location Property type GFA
EHE 2 MERELR BEER
sQ. m.
FHK
Investment Properties
REME
Guomao Building Hangzhou, Zhejiang Province Integrated Commercial Complex 12,225
EIl= N HILE TN BERARE
Integrated Service Center Hangzhou, Zhejiang Province Integrated Commercial Complex 5,913
iR E AR RO RiipAR=pypl [EES =y
Highlong Plaza Hangzhou, Zhejiang Province Integrated Commercial Complex 64,032
B[ &% HILE TN BERARE
Landscape Garden Hangzhou, Zhejiang Province Integrated Commercial Complex 8,781
L 7k38 RipAR=pypl [EES =y
Hidden Dragon Bay Hangzhou, Zhejiang Province Integrated Commercial Complex 17,814
(23 HILE TN BERARE
La Vie Shanghai Commercial 341
LaET tiE [EES
International Office Center Hangzhou, Zhejiang Province Integrated Commercial Complex 61,323
L2371 /N =2V HILE TN BERARE
Zhong An Square Yuyao, Zhejiang Province Integrated Commercial Complex 92,489
MRZES LB R [EES =y
Zhong An Times Square (Phase I)  Yuyao, Zhejiang Province Integrated Commercial Complex 2,160
RERRES (—H) LB R BERARE
Zhong An Times Square (Phase Il)  Yuyao, Zhejiang Province Integrated Commercial Complex 7,274
MLRHES (ZH) LB R [EES =y
Xixi New City Hangzhou, Zhejiang Province Commercial 17,279
FRIRFTI T HILE TN [EES
289,631

China New City Commercial Development Limited
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MAJOR PROPERTIES HELD FOR DEVELOPMENT AND/OR SALE
RAVESE IR b BH B 1Y 236

Project GFA of and
Project Location Property type Site area GFA land bank
. HEEHE o b Uf
EHH Uk MERE G ER miR BEER
SQ. m. SQ. m. sQ. m.
FHK FHK FHK
Iaﬁ%))‘ects Under Development
7
Zhong An Times Square (Phase |)  Yuyao, Zhejiang Integrated Commercial 65,159 305,473 133,056
‘ __Province Complex
RLeFAES (—H) HIE R [EES =y
Zhong An Times Square (Phase ll)  Yuyao, Zhejiang Integrated Commercial 71,519 322,912 104,523
. __Province Complex
mERAES (CH) LB R [EES =y
Hidden Dragon Bay Hangzhou, Zhejiang Integrated Commercial 89,173 241,695 84,708
__Province Complex
R HILE TN [EESERa
Binhai Commercial Plaza Ningbo, Zhejiang Integrated Commercial 49,804 159,510 85,356
e . Province Complex
BBEEES ipAR=R= BERARE
Tuankou Phoenix Mountain Hot Hangzhou, Zhejiang Commercial/Hotel 37,500 63,502 63,502
Spring Hotel __Province .
OB LR RS AT AR [EEYLS
Xinnongdu Hangzhou/Quzhou/ Integrated Commercial 991,736 1,217,335 1,196,665
N ZhUJI/Cha xm% Complex
R MH/%H /. BERAER
Xuzhou New City Xuzhou Jiangsu Integrated Commercial 154,802 562,371 562,371
N o Complex
TR TLERTRMN [EESERa
Xixi New City Hangzhou, Zhejiang Office/Commercial 39,703 83,391 30,350
Province
PR RipAR=pypl N SE S
Xixi Manhattan Hangzhou, Zhejiang Integrated Commercial 24,534 109,173 34,012
. __Province Complex
IR yipAR=Ey sl BERARE
Hangzhou Qiandao Lake Bright Hangzhou, Zhejiang Commercial/Hotel 119,398 46,691 46,691
_ Resort Hotel . __Province .
MM T ESHERFEREE HILE TN GEY
Fashion Color City Hangzhou, Zhejiang Integrated Commercial 26,087 78,261 78,261
- __Province Complex
BA% I ViipAR=pypl [EES =y
International Office Center (Plot A) Hangzhou, Zhejiang Integrated Commercial 92,610 798,795 570,316
N __Province Complex
BRI AL (At 1) HILETIMN BERARE
lntematlonal Ofﬁoe Center Hangzhou, Zhejiang Integrated Commercial 207,390 1,098,065 1,098,065
éﬂl __Province Complex
B R A ¢UB%%&@W@ HILE TN BREGRAHE

4,087,876
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MANAGEMENT DISCUSSION AND ANALYSIS

EHE RIS

REVIEW OF 2020

In 2020, due to the outbreak of COVID-19, the health of the people and
economic activities around the world faced unprecedented shocks. The
Chinese government took a series of measures to actively fight against
the epidemic and maintain economic stability, making it the only major
economy with positive growth in the world.

The Chinese government insisted on the regulatory objectives of “houses
are built to be inhabited, not for speculation” and “stabilizing land
prices, housing prices and expectations” for the real estate industry, and
introduced the long-term regulatory mechanism of new management and
control regulations featured by “Three Red Lines and Four Camps” (the
“‘New Management and Control Regulations”) in 2020. We believe
that the New Management and Control Regulations will help guide the
long-term, stable and healthy development of the real estate industry.

In 2020, the Group’s revenue recorded a substantial decline, but the
capital structure was optimized. During the year, the Group’s revenue
was approximately RMB700,370,000, representing a year-on-year
decrease of approximately 64.2%; gross profit was approximately
RMB170,155,000, representing a year-on-year decrease of approximately
78.1%; profit attributable to owners of the Company was approximately
RMB44,429,000, representing a year-on-year increase of approximately
69.1%. As of the end of 2020, the total equity of the Group reached
approximately RMB6,077,418,000, representing a slight decrease of
approximately 1.0% from the end of 2019; the carrying amount of cash
reached approximately RMB1,108,888,000. As a result, all asset and
liability indicators were improved, and capital structure was optimized.

Outlook for 2021

In 2021, with the popularization of COVID-19 vaccine, it is believed that
the COVID-19 pandemic will reach a turning point and be effectively
controlled around the world and the global economy will resume growth.
The regulation policies for domestic real estate market expect no change
and will continue with the regulatory targets of “houses are built to be
inhabited, not for speculation” and “stabilizing land prices, housing prices
and expectations”. The land market will tend to be rational as a result of
the long-term mechanism such as the New Management and Control
Regulations featured by “Three Red Lines and Four Camps” and the
requirements of new regulations for centralized supply in the land market,
which is beneficial for the long-term and healthy development of the
property development industry.

China New City Commercial Development Limited
2020 Annual Report
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MANAGEMENT DISCUSSION AND ANALYSIS

The Group will complete certain properties for sale in 2021. It is expected
that the completed properties for sale during the year will exceed
RMB1,255.1 million, most of which are located in Zhejiang Province. Such
high-quality properties for sale will provide strong support for the Group’s
achievement of annual sales target. In 2021, the Group will continue
to assess market opportunities in the premise of ensuring continuous
optimization of its capital structure, and ride on its diversified land
acquisition capabilities to acquire quality land prudently. The Group will
also closely monitor the introduction of centralized land supply policy and
its impact, and capture opportunities in the open market prudently.

In 2021, the Group will actively upgrade its organizational capabilities
to empower higher quality development. The Group will upgrade its
organizational structure so as to cater for different business segments
to have independent and complete competitiveness, and enhance the
comprehensive abilities of city companies constantly. The Group will
provide support to the development of different business segments
through delegating administrative authority and the Group headquarters
will play a more important role in development strategy, business
integration, innovation guidance, technology empowerment, risk control
and culture guard in the future. The Group aims to cultivate different
business segments to have competitive strategies, independent business
thinking capacities, and self-developed comprehensive competitiveness.

In the future, the Group will continue to take commercial property
development as its core business, maintain the balanced and high-quality
development of its core business of commercial property development
and accelerate the improvement in the competitive advantages so as to
rapidly develop itself into a large enterprise group that has comprehensive
competitive advantages and vast growth potentials.

DEVELOPMENT OF MAJOR PROJECTS
Hangzhou, Zhejiang Province

Highlong Plaza
It is a large-scale integrated commercial complex located in Shanyin
Road, Xiaoshan District, Hangzhou, comprising hotels, shopping malls
and offices, and is the flagship project of the Company. The total site area
of the project is 30,933 sg.m.. The Groups holds a total GFA of 64,032
sg.m. for leasing.

& P A B A
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MANAGEMENT DISCUSSION AND ANALYSIS
ﬁ:}E@ R nHH ﬁ*ﬁ‘

International Office Centre

It is a large-scale integrated commercial complex located in Qianjiang
Century City, Xiaoshan District, Hangzhou, comprising serviced
apartments, shopping malls, hotels and offices. The total site area of
Plot A is 92,610 sg.m. and planned total GFA is 798,795 sg.m.. The
project is constructed in three phases, consists of Plots A1, A2 and A3.
Among which, Plot A3 was completed in 2015, comprising serviced
apartments, shops and underground car parking spaces with a total
GFA of approximately 327,996 sq.m.. The construction of Plot A2 has
commenced in 2018 with a total GFA of approximately 263,555 sqg.m..
The project started the pre-sales in the third quarter of 2020. The Groups
holds a total GFA of 61,323 sg.m. for leasing.

Xixi New City

It is located in Jiangcun Unit, Xihu District, Hangzhou and is in proximity
to Xixi Wetland. With an integration of “Urban Prosperity” and “Ecological
Tranquility”. The total site area of the project is 39,703 sq.m. and total
GFA is 83,391 sg.m.. The project is an integrated commercial complex
comprising offices, serviced apartments and shops. The Groups holds a
total GFA of 17,279 sqg.m. for leasing.

Fashion Color City

It is located in Xinjie Village, Xiaoshan District, Hangzhou, It consists of
hardcover loft apartments, large flat floor apartments and shops, with a
total floor area of approximately 26,087 sq.m. and an estimated total GFA
of approximately 78,261 sq.m., and is for commercial use. The project
has commenced construction in the third quarter of 2020 and started
the pre-sale in the fourth quarter of 2020. The volume of pre-sales of the
project during the year under review was within expectation.

Yuyao, Zhejiang Province

Zhong An Times Square

It is a large-scale integrated commercial project located in Yuyao, Zhejiang
Province with a total GFA of 628,385 sg.m.
includes a shopping mall named Zhong An Square, a boutique hotel and

in two phases. Phase |

two serviced apartments (SOHO) and underground office buildings car
parking spaces, while Phase Il includes a hotel, a Grade A office tower
and six high-rise serviced apartment buildings, underground car parking
spaces and shops. The Group holds a total GFA of 101,923 sqg.m. for
leasing.

China New City Commercial Development Limited
2020 Annual Report
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MANAGEMENT DISCUSSION AND ANALYSIS
" HE 5w B A

Sales Review

For the year ended 31 December 2020 (the “Year”), the recognized sales
of properties sold and delivered was approximately RMB248,942,000
(2019: approximately RMB1,534,552,000). In addition, the sales of
investment properties of approximately RMB819,759,000 (2019:
approximately RMB51,932,000) was not recognized in the sales of
properties in accordance with the International Accounting Standards.
A total of the recognized GFA delivered of properties was approximately

54 £ [o] &

R#EE2020F128318ILEE (TAEE))
ROHERRNYEZERIHESTNS
AN #5248,942,0007T (20194 : AR AR
1,534,552,0007T) ° bSh > I EMH=HELQIA
R1819,759,0007T (ZE—NE  HARME
51,932,0007T) RIFEPR G ZERIR P EHE
NHEDR ERINERNWELEETBNS

44,894 sg.m.. 44,894F 53K o
Proceeds
from
disposal of
Sales of investment
properties properties
HEREME
MEHE FRiSTRIE
(RMB million) (RMB million)
ANE¥EBEET UAR¥BESET
Hinglong Plaza 182 &% S 8.5
International Office Centre B3 /N2 - 811.3
Jia Run Mansion ED:PN- 43.9 -
Yuyao Zhong An Times Square Phase | RBRLZRHFRESZ—H 37.8 =
Yuyao Zhong An Times Square Phase || RIKFRZHFRES 86.6 =
Chaoyang Yinzuo SHIF IR EE 19.8 =
Xixi New City G 48.0 =
Other projects HAMIEE 12.8 S
248.9 819.8
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—ECEEFR

13



14

MANAGEMENT DISCUSSION AND ANALYSIS

P o L A

2020 Contracted Sales

The contracted sales area of the Group was approximately 60,936 sg.m.
for the Year (2019: approximately 46,069 sg.m.) and contracted sales
revenue was approximately RMB1,242,900,000 for the Year (2019:

2020 F B RHE

AEEREBHIEEHYE mELS60,986F 5 K
(2019 : £946,069F /5 :K) » R AEE &R H
E IR AL A AREET,242,900,0007 (20194 © 4

approximately RMB1,040,700,000). Details of the contracted sales of the AR #1,040,700,0007T) » FEBENSFEHE
major projects are as below: BT

Contracted Contracted

sales area sales revenue

SRHEEE BRHEWA

(sg.m.) (RMB million)

(FEHK) (ANREE=T)

Fashion Color City BRF 1 1,707 45.6

Yuyao Zhong An Times Square Phase | RRLZHFRESZ—H 4,477 34.3

Yuyao Zhong An Times Square Phase || RIkPRZHFRES 13,566 115.8

Chaoyang Yinzuo SHIF IR EE 1,960 19.7

Binhai Commercial Plaza EEEEES 4,325 51.6

Hinglong Plaza 182 &% 306 4.5

Xinnongdu RS 14,620 185.6

International Office Centre A3 EFRHA A3 16,982 645.5

International Office Centre A2 EH PR B A HR A2 2,950 139.2

Others Hh 43 1.1

Total w5t 60,936 1,242.9
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MANAGEMENT DISCUSSION AND ANALYSIS

Hotel Operation

There are four hotels of the Group namely Holiday Inn Hangzhou
Xiaoshan, Qiandao Lake Bright Resort Hotel, Ningbo Bright Hotel
and Huaibei Bright Hotel. The hotel operation of the Group recorded
a revenue of approximately RMB182,516,000 (2019: approximately
RMB141,270,000), representing an increase of approximately 29.2%,
during the Year and the hotel occupancy rate was approximately 43%
(2019: approximately 51%).

Leasing Business

The leasing income of the Group mainly comes from Highlong Plaza,
International Office Centre and Zhong An Times Square, including office
and shopping malls. The total revenue from leasing business for the
Year was approximately RMB144,845,000, representing a decrease of
approximately RMB30,567,000 (2019: approximately RMB175,412,000).
The average occupancy rate of leasing properties (calculated by dividing
total lease area by total area available for lease) was approximately 94%
(2019: approximately 93%).

Land Reserve

As of 31 December 2020, the total GFA of land reserves held for
development and/or sale of the Group was approximately 4,087,876
sg.m..

REVENUE

The Group recorded the consolidated revenue of approximately
RMB700,370,000 for the Year, representing a drop of approximately
RMB1,255,483,000 or 64.2% when compared with the same period in
2019. The drop was mainly due to widespread disruptions in social and
economic activities arising from city lockdowns and epidemic prevention
measures of COVID-19 in China and the sales of investment properties
were not recognized in the revenue of property sales in accordance with
the International Accounting Standards.
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MANAGEMENT DISCUSSION AND ANALYSIS
G A S AT

The revenue from the property sales dropped to approximately
RMB248,942,000 during the Year, representing a drop of approximately
RMB1,285,610,000 or 83.8% when compared with the same period in
2019. But, the Group disposed of 24,120 sqg. m of investment properties
at the consideration of approximately RMB819,759,000, which was
not recognized in the revenue of property sales in accordance with the
International Accounting Standards. Taking this into consideration, the
drop of the property sales was approximately RMB465,851,000 or 30.4%
during the Year.

The revenue from the property rental and property management
amounted to approximately RMB144,845,000 during the Year,
representing a decrease of approximately RMB30,567,000
or 17.4% when compared with the same period in 2019. The
decrease was mainly due to the rental concession offered to
tenants for alleviation of their burden during city lockdowns.

The revenue from the hotel operation amounted to approximately
RMB182,516,000 during the Year, representing an increase of
approximately RMB41,246,000 or 29.2% when compared with the
same period in 2019. The moderate increase was mainly due to the new
opening of one hotel in late October 2019 and it has mitigated the overall
impact of COVID-19 on the revenue of the hotel operation.

GROSS PROFIT

The gross profit of the Group for the Year amounted to
approximately RMB170,155,000 for the Year, representing a drop
of approximately RMB608,081,000 or 78.1% when compared
with the same period in 2019. Gross profit margin was 24.3%,
decreased by 15.5% when compared with the same period in
2019. The drop in gross profit was mainly due to a significant
decrease in the consolidated revenue.

RAEER PEBEVRATHREOARE
248,942,0007T 2019 B HR LD W AR
1,285,610,00070883.8% - B2 » AEE IR E
£ AR #819,759,0007T tH 24,120 75 K HY &
Y HIREER G st ERT RPN EHE IR
AR o st R AE > MEHE R FRIRDK
AR #465,851,000755730.4% °

RAEFER MERERMEERRANBAR
#£144,845,0007T » B2019F R DA R
30,567,000708417.4% ° /L Ts FE2 AR A
FiRHEAE R R UR DR F R I HAAR B
I=Ei-

REAFERN BEEERANAEARE
182,516,0007T > 82019 F HALE A A R 1§
41,246,00075329.2% ° B RAFIE M E EH
B —RIE S E2019E 103 EH B2 - E R
COVID-19¥1/B/E EENA 2 ERe & -

E#

RAEAFERN AEEANEFNOAARE
170,155,0007C > 82201 9E B HR L 49 A R 1
608,081,0007C578.1% ° EF K %524.3% » &
2019F R T B15.5% « EF T B D E B HRER
BUWA KRB TERFTE o
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MANAGEMENT DISCUSSION AND ANALYSIS

OTHER INCOME AND GAINS, NET

The other income and gains, net amounted to approximately
RMB186,665,000 during the Year, representing a tangible increase of
approximately RMB118,205,000 or 172.7% when compared with the
same period in 2019. The increase was mainly due to an increase in
interest income and gain on disposal of a subsidiary.

SELLING AND DISTRIBUTION
EXPENSES

The selling and distribution expenses amounted to approximately
RMB164,303,000 during the Year, representing an increase of
approximately RMB26,700,000 or 19.4% when compared with the same
period in 2019. Such increase was principally due to an increase in
advertising and promotional activities for the properties pre-sold during
the Year when compared with the same period in 2019.

ADMINISTRATIVE EXPENSES

The administrative expenses amounted to approximately
RMB201,024,000 during the Year, representing an increase of
approximately RMB16,188,000 or 8.8% when compared with the same
period in 2019. Such increase was principally due to an increase in
headcounts for new projects deployed.

OTHER EXPENSES

The other expenses amounted to approximately RMB43,288,000 during
the Year, mainly representing the loss of disposal of investment properties.

FINANCE COSTS

The finance costs of the Group amounted to approximately
RMB219,197,000 for the Year, representing an increase of approximately
RMB64,237,000 or 41.5% when compared with the same period in 2019.
Such increase was mainly due to the interest on bank loans and other
commercial borrowings for completed properties, which could not be
capitalized.
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MANAGEMENT DISCUSSION AND ANALYSIS
& B 5 am S A

PROFIT FOR THE YEAR

The profit attributable to the Group was approximately RMB25,081,000
for the Year, representing a decrease of approximately RMB20,208,000
or 44.6% when compared with the same period in 2019. Such decrease
in profit for the Year was mainly due to a drop in revenue, leading to a
significant drop in gross profit. Given the similar operating cost structure,
the profit for the Year was affected.

CAPITAL EXPENDITURE

The Group’s capital expenditure requirements mainly relate to additions
of its property and equipment. The Group spent approximately
RMB62,306,000 on property and equipment during the Year.

SIGNIFICANT INVESTMENTS
The Group did not hold any significant investments during the Year.

MATERIAL DISPOSALS

On 3 February 2021, the Group had entered into sale and purchase
agreements with Zhong An Group to agree conditionally to sell the entire
operation in commercial property management business at an aggregate
of consideration of RMB104.65 million (equivalent to approximately
HK$125.58 million) (‘Proposed Transfers”).

As Zhong An Group is the controlling shareholder of the Group, Zhong
An Group is a connected person of the Group. As one or more of the
relevant percentage ratios (as defined under the Listing Rules) in respect
of the Proposed Transfers exceed 5%, the Proposed Transfers constitute
non-exempt connected transactions for the Group under the Listing
Rules and are subject to the reporting, announcement and approval by
the independent shareholders under Chapter 14A of the Listing Rules.
An extraordinary general meeting had been held on 24 March 2021 to
approve the Proposed Transfers.
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MANAGEMENT DISCUSSION AND ANALYSIS

CAPITAL STRUCTURE

As at 31 December 2020, the Group had aggregate cash and cash
equivalents and restricted cash of approximately RMB1,108,888,000 (as
at 31 December 2019: approximately RMB431,686,000). The current
ratio (as measured by current assets to current liabilities) as at 31
December 2020 was 1.69 (as at 31 December 2019: 1.59).

As at 31 December 2020, the bank loans and other borrowings of the
Group repayable within one year and after one year were approximately
RMB665,555,000 and approximately RMB4,803,094,000 respectively
(as at 31 December 2019: approximately RMB351,860,000 and
approximately RMB4,104,245,000 respectively). Except for certain
short-term bank and other borrowings amounting to approximately
RMB854,120,000 (as at 31 December 2019: approximately
RMB2,390,000,000) that bear interest at fixed rates, all bank loans bear
interest at floating rates.

As at 31 December 2020, the Group’s gearing ratio (as measured by
net debt to total equity) was 72% (as at 31 December 2019: 66%). Net
debt is calculated as total borrowings less cash, cash equivalents and

restricted cash.

TR o e L 0 A

BA4ER
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Mk Z RN & LA % AR 11,108,888,000
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MANAGEMENT DISCUSSION AND ANALYSIS
& B 5 am S A

PLEDGE OF ASSETS

As at 31 December 2020, the Group’s bank borrowings and other
borrowings of approximately RMB5,468,649,000 (as at 31 December
2019: approximately RMB4,456,105,000) were secured by the Group’s
pledge of assets as follows:

HERH

12020 12831H > A EBRITER K H MG
A A N R IE5,468,649,0007T (FA2019F 12531
B 9 AR4,456,105,0007T) AAEBEMUTE
EERIEIRR

As at As at

31 December 31 December

2020 2019

1220205 1220194

12H31H 12831H

RMB’000 RMB’000

AR®BTT AREBF T

Property and equipment L EYSE 1,236,965 624,560
Investment properties KEYE 3,185,130 1,317,502
Properties under development Faiagasky/ES 485,411 124,462
Completed properties held for sale FEHEBB TY % 913,191 824,359
Restricted cash ZIRHIIRE 40,572 13,974
5,861,269 2,904,857

TREASURY POLICIES

The Group principally operates in PRC and the revenue, operating cost
and borrowings were mainly denominated in RMB. As a result, the Group
has minimal exposure to exchange rate fluctuation. The interest rates for
the Group'’s borrowings were both floating and fixed. Upward fluctuations
in interest rates will increase the cost of borrowings.

The Group adopts conservative treasury policies in cash and financial
management. Cash is generally placed in short-term deposits mostly
denominated in RMB. The Group does not use any financial instruments
for hedging purpose for the Year.

GUARANTEES AND CONTINGENT
LIABILITIES

As at 31 December 2020, the Group’s contingent liabilities was
approximately RMB46,656,000 (2019: approximately RMB258,800,000),
which were mainly the guarantees provided by the Group in favour
of certain banks for the grant of mortgage loans to purchasers of the
Group’s properties.
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MANAGEMENT DISCUSSION AND ANALYSIS

CAPITAL COMMITMENTS

As at 31 December 2020, the Group’s capital commitments for
property development expenditures amounted to approximately
RMB1,001,730,000 (2019: approximately RMB767,467,000). It is
expected that the Group will finance such capital commitments from its
own funds and bank loans.

HUMAN RESOURCES AND
REMUNERATION POLICY

As at 31 December 2020, the Group had 1,729 employees (2019: 1,763).
The employees’ remuneration policy was determined by reference to
factors such as remuneration information in respect of the local market,
the overall remuneration standard in the industry, inflation level, corporate
operating efficiency and performance of the employees. The Group
conducts performance appraisal once every year for its employees,
the results of which are applied in annual salary review and promotion
assessment. The Group’s employees are considered for the entitlement of
annual bonus according to certain performance conditions and appraisal
results. The Group also provides continuous learning and training
programmes to its employees to enhance their skills and knowledge, so
as to maintain and enhance their competitiveness.

STRATEGIES

The management has developed sound strategies to overcome the
above mentioned challenges and address the uncertainties faced by
the Group, including formulating effective marketing strategy plan and
improving our products and services quality to consolidate our brand.
The Group will put more effort in formulating new policies, guidelines,
systems and processes to facilitate effectively cost management, risk
management, internal control and sustainable environmental management
to enhance company management standards and corporate governance
standards. For growth strategy, the Group will focus on identifying
possible acquisitions with future development prospects and profitability
to improve the returns on assets. The Group will further emphasize
on investor relations management, and continue to convey clearly the
operation vision, business updates and future development strategies
of the Group and other information to various stakeholders through
press conferences, roadshows, media delegation visits and one-on-one
analyst or investor interview and otherwise to strive for the recognition
and support from various stakeholders and obtain more resources for
business development and maximizing shareholders’ value.
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MANAGEMENT DISCUSSION AND ANALYSIS
& B 5 am S A

RELATIONSHIPS WITH EMPLOYEES,
CUSTOMERS AND SUPPLIERS

Employees, customers and suppliers are the key stakeholders who affect
the sustainability of our business. Engaging with those stakeholders will
not only help us understand the possible risks and opportunities to our
business, but also help us to mitigate risk and seize the opportunities in
the real market situation.

The Group believes that our people are critical factors to the Group'’s
success and competitiveness in the market. As such, we had adopted
a share option scheme on 20 May 2015 for the purpose of providing
incentives and rewards to eligible participants who contributed to the
success of the Group’s operations.

Customer satisfaction with our services and products has profound
effects on our profitability. Our dedicated sales team constantly
communicates with our customers and potential customers to uncover
and create customer needs and help customers make informed
decisions. To grasp the market trend is critical for the Group to timely
adjust our operating strategies to fit the market requirement.

COMPLIANCE WITH LAWS AND
REGULATIONS

The Company’s policies and practices highlight the importance of
compliance with all relevant local laws, rules, regulations and standard.
This in return, facilitates the continuous granting of specific licenses and
permissions.

The Group will seek professional legal advice from legal advisers, where
necessary, to ensure transactions and business to be performed by the
Group are in compliance with the applicable laws and regulations.

No material accidents related to serious injuries, death or property
damage and no environmental claims, lawsuits, penalties or administrative
sanctions were reported to our management during the year under
review and as at the date of this annual report. The management is of the
view that the Group were in compliance with all relevant PRC laws and
regulations in each material respects.
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MANAGEMENT DISCUSSION AND ANALYSIS

ENVIRONMENT POLICIES AND
PERFORMANCE

As a responsible corporation, the Group is committed to protecting
the environment in the areas where we operate and ensuring that
environmental standards set by the government are consistently met.

We have closely monitored our projects at different stages to ensure that
construction process is in compliance with laws and regulations related
to environment protection and safety. The Group endeavors to manage
its project operations by working with suppliers and contractors to ensure
that they understand the importance of environmental protection, pollution
prevention and waste reduction. We also encourage all our employees to
be more environmentally conscious.

EVENTS AFTER THE REPORTING
PERIOD

Except for the matters disclosed under the “Material Disposals” section
under the “Management Discussion and Analysis” of this annual report,
the Board is not aware of any significant event requiring disclosure that
has taken place subsequent to 31 December 2020 and up to the date of
this annual report.

FINAL DIVIDEND

The Board does not recommend the payment of any final dividend for the
year ended 31 December 2020 (2019: Nil).
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CORPORATE GOVERNANCE

PRACTICES

During the year ended 31 December 2020, the Company has complied
with the code provisions in the CG Code as set out in Appendix 14 to the
Listing Rules.

CORPORATE GOVERNANCE

STRUCTURE

The Board will review the corporate governance structure of the Group
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BOARD OF DIRECTORS

The Board comprises: (i) executive directors: Mr. Shi Nanlu, Mr. Liu Bo
and Ms. Tang Yiyan; (i) non-executive directors: Mr. Shi Kancheng and Mr.
Tang Min; and (iii) independent non-executive directors: Mr. Ng Sze Yuen,
Terry, Mr. Xu Chengfa and Mr. Yim Chun Leung.

The details of the Directors are set out in the section headed “Biographical
Details of Directors and Senior Management” on pages 54 to 57 in this
annual report. There are no relationships (including financial, business,
family or other material/relevant relationships) among members of the
Board. A list of the Directors identifying their roles and functions are
available on the websites of the Company and the Stock Exchange.

The Company has received from each of its independent non-executive
Directors an annual confirmation of his independence pursuant to Rule
3.13 of the Listing Rules. The Board considers that all the independent
non-executive Directors are independent in accordance with the
guidelines set out in Rule 3.13 of the Listing Rules.

During the year under review, the Board meets regularly to discuss the
overall strategy, the operational and financial performance of the Group.
The Directors can attend meetings in person or through other electronic
means of communication in accordance with the articles of association of
the Company (“Articles”).
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CORPORATE GOVERNANCE REPORT
EERRE

During the year under review, a total of 4 Board meetings and one general
meeting were held. The individual attendance of the Directors is tabulated
as follows:

REEEER BTEHOREFTEEEZR—X
REAE - BEEHNERLFERNT

Number of Number of
attendance/ attendance/
Number Number
of Board of general
meetings meetings
HEESE
EERE HFE
BEET RRATXREH®
EERY RERAERHY
Executive Directors BITES
Mr. Shi Nanlu i A B ST 4/4 1/1
Ms. Liu Bo Blgzt 4/4 1/1
Ms. Tang Yiyan ElaRit 4/4 1/1
Non-executive Director ERITES
Mr. Shi Kancheng ik e 4/4 1/1
Mr. Tang Min ElRE 3/4 i7a
Independent non-executive Directors BIIERITES
Mr. Ng Sze Yuen, Terry C=Va npivbivic = 4/4 1/1
Mr. Xu Chengfa BRERE 4/4 1/1
Mr. Yim Chun Leung iR E 4/4 1/1
Chairperson and Chief Executive Officer FERITHAAR

The roles of the chairperson and chief executive officer are separate and
are not performed by the same individual as this ensures better checks
and balances and hence better corporate governance. During the year
under review and as at the date of this report, the role of the chairperson
was performed by Mr. Shi Kancheng, while Mr. Shi Nanlu was chief
executive officer of the Group.

The chairperson had held a meeting with all independent non-executive
Directors in the absence of executive Directors. No specific or other
issues had been raised or discussed as it had been concluded that all
issues which would be discussed had been properly dealt with in the
meetings of the Board.
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Non-Executive Director and Independent Non-
Executive Directors

The non-executive Director, Mr. Shi Kancheng, has been appointed for
a term of 3 years commencing on 31 May 2014, which is automatically
renewable for a successive term of one year from the next day upon the
expiry of the appointment.

The non-executive Director, Mr. Tang Min, has been appointed for a term
of 3 years commencing on 3 April 2020, which is automatically renewable
for a successive term of one year from the next day upon the expiry of the
appointment.

The independent non-executive Directors, Mr. Ng Sze Yuen, Terry, Mr. Xu
Chengfa and Mr. Yim Chun Leung, have been appointed for a term of 3
years commencing on 31 May 2014, which is automatically renewable for
a successive term of one year from the next day upon the expiry of the
appointment.

All non-executive Director and independent non-executive directors
possess extensive academic, professional and/or industry expertise and
management experience and have provided their professional advice to
the Board.

Power of and Delegation by the Board

The Board operates and exercises its power in accordance with
the Articles. The Board focuses on overall corporate strategies and
policies with emphasis on the business growth, financial performance
and corporate governance standard of the Group. It also decides on
matters such as annual and interim results, major transactions, director
appointments or re-appointments, investment policy, dividend and
accounting policies and responsible for developing, reviewing and
monitoring the policies and practices on corporate governance and legal
and regulatory compliance of the Group. In addition, the Board has also
specifically resolved that all transactions/contracts/other matters of the
Group that are subject to the disclosure requirement in accordance with
the Listing Rules should be approved by the Board in advance.

The Board has delegated to the senior management to deal with day-
to-day operations and reviewed those arrangements on a periodic basis.
The senior management frequently reports back to the Board and obtains
prior approval from the Board before making decisions for key matters or
entering into any commitments on behalf of the Company.
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Appointment, Re-election and Removal of
Directors

The Articles provide that any Director appointed by the Board to fill a
casual vacancy in the Board or as an additional member of the Board
shall hold office only until the next following general meeting of the
members of Company and shall then be eligible for re-election at such
meeting.

In accordance with the Articles, at each AGM, one third of the Directors
for the time being, shall retire from office by rotation provided that every
Director (including those appointed for a specific term) shall be subject to
retirement by rotation at least once every three years and, being eligible,
offer themselves for re-election. The Company may, at any general
meetings convened and held in accordance with the Articles, remove
a Director by ordinary resolution at any time before the expiration of his
period of office notwithstanding anything contrary in the Articles or in any
agreement between the Company and such Director and may by ordinary
resolution elect another person in his/her stead.

BOARD COMMITTEES

The Board has established four committees and has delegated various
responsibilities to the committees, including the remuneration committee
(the “Remuneration Committee”), the nomination committee
(the “Nomination Committee”), the audit committee (the “Audit
Committee”) and the corporate governance committee (the “Corporate
Governance Committee”) of the Company. All the Board committees
perform their distinct roles in accordance with their respective terms
of reference which are available for inspection by the Shareholders on
the websites of the Company and the Stock Exchange. The Board
committees are provided with sufficient resources to discharge their duties
and, upon reasonable request, are able to seek independent professional
advice in appropriate circumstances, at the Company’s expense.
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Remuneration Committee

The Remuneration Committee comprises a total of three members,

being one executive Director, Ms. Tang Yiyan, and two independent

non-executive Directors, Mr. Xu Chengfa (chairperson of the

Remuneration Committee) and Mr. Yim Chun Leung.

The Company has adopted written terms of reference for

the Remuneration Committee. The role and function of the

Remuneration Committee of the Company include the following:

(@)

to make recommendations to the Board on the Company’s
policy and structure for all remuneration of Directors and
senior management and on the establishment of a formal and
transparent procedure for developing remuneration policy;

to make recommendations to the Board on the remuneration
packages of individual executive Directors and senior
management, including benefits in kind, pension rights
and compensation payments, including any compensation
payable for loss or termination of their office or appointment,
and make recommendations to the Board on the

remuneration of non-executive Directors;

to review and approve the management’s remuneration
proposals with reference to the Board’s corporate goals and
objectives;

to review and approve the compensation payable to
executive Directors and senior management in connection
with any loss or termination of their office or appointment to
ensure that such compensation is determined in accordance
with relevant contractual terms and that such compensation
is otherwise fair and not excessive;
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(e) to review and approve compensation arrangements relating
to dismissal or removal of Directors for misconduct to ensure
that such arrangements are determined in accordance with
relevant contractual terms and are otherwise reasonable and

appropriate;

® to ensure that no Director or any of his/her associates is
involved in deciding his/her own remuneration; and

(9 to consider salaries paid by comparable companies, time
commitment and responsibilities and employment conditions

elsewhere in the Group.

One meeting of the Remuneration Committee was held during the
year under review. The Remuneration Committee had reviewed the
policies of remuneration packages of the Board of Directors. The
individual attendance of the members was tabulated as follows:

@ WERHEREFTRHKREMERE
HEEEMESAMIRNMBER
o LRRZEZHEERA K
MEE ; ERERERSNGERE
o ARBETAEGEEE

H HEEUEESAEHETAHBBEAZHA
EIIMEE S &

@ ZTEEERENBIHMN BEGH
R RBE WkAERNHEM
BB AR -

REBEEFENHFNEETETT —RE
HoHNEESEEER T EFTHFHINE
FEER - B AL EBYE R HEREIT

Number attendance/
Number of meetings

HERYE EERE
Mr. Xu Chengfa 11
Mr. Yim Chun Leung 11
Ms. Tang Yiyan 11

(ii) Nomination Committee

The Nomination Committee comprises a total of three members,
being one executive Director, Mr. Shi Nanlu, and two independent
non-executive Directors, Mr. Xu Chengfa (chairperson of the
Nomination Committee) and Mr. Yim Chun Leung.
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The Company has adopted written terms of reference for the

Nomination Committee. The role and function of the Nomination

Committee are as follows:

(@)

to review the structure, size and composition (including the
skills, knowledge, experience and diversity of perspectives)
of the Board at least annually and make recommendations
on any proposed changes to the Board to complement the
Company’s corporate strategy;

to identify individuals suitably qualified to become members
of the Board and select or make recommendations to
the Board on the selection of individuals nominated for
directorship;

to review the board diversity policy of the Company (the
“Board Diversity Policy”) and the progress on achieving the
objectives set for implementing the Board Diversity Policy,
and to make disclosure of its review results in the corporate
governance report of the Company’s annual report;

to assess the independence of the independent non-
executive Directors;

to make recommendations to the Board on relevant matters
relating to, among others, the appointment or re-appointment
of Directors and succession planning for Directors (in
particular, the chairperson and the chief executive officer of
the Company);

to give full consideration to, among others, the skills and
expertise required from members of the Board and the
relevant requirements of the Listing Rules with regard to
Directors and such like in the discharge of the Nomination
Committee’s duties;
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in respect of any proposed service contracts to be entered
into by any members of the Group with its director or
proposed director, which require the prior approval of the
Shareholders at general meeting under Rule 13.68 of the
Listing Rules, to review and provide recommmendations to
the Shareholders (other than shareholders who are directors
with a material interest in the relevant service contracts and
their respective associates) as to whether the terms of the
service contracts are fair and reasonable and whether such
service contracts are in the interests of the Company and the
Shareholders as a whole, and to advise Shareholders on how
to vote;

to ensure that on appointment to the Board, non-executive
Directors (including independent non-executive Directors)
receive a formal letter of appointment setting out what is
expected of them in terms of time commitment, committee
service and involvement outside meetings of the Board;

to conduct exit interviews with any Director upon their
resignation in order to ascertain the reasons for his/her
departure; and

to consider other matters, as defined or assigned by the
Board from time to time.

The Board has set the following measurable objectives

implementing the Board Diversity Policy:

when identifying suitably qualified candidates to become
Board members, it should be based on a series of diverse
aspects, including Board members with different background,
skills, regional and industry experience, race, gender and
other qualities, that are in balanced and complementary
with each other, creating synergy, and enabling the Board to
function effectively as a whole.
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The nomination procedures are as follow:

° candidates for directorship are selected by the Nomination
Committee subject to the review and approval of the Board in
accordance with the Articles.

° when reviewing the composition of the Board and
considering the nomination of new Directors, the Nomination
Committee will take into account the skills, regional and
industry experience, background, race, gender and other
qualities of potential candidates and also business needs of
the Company.

Based on the review by the Nomination Committee, the Nomination
Committee considers that the Company has achieved the
measurable objectives set for implementing the Board Diversity
Policy for the year under review.

One meeting of the Nomination Committee were held during the
year under review. The Nomination Committee had reviewed the
structure and the diversification policy of the Board of Directors and
had revised and restated the Board Diversity Policy.

The individual attendance of the members of the Nomination
Committee during the year under review was tabulated as follows:
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(iii) Audit Committee

The Audit Committee comprises a total of three members, being
three independent non-executive Directors, Mr. Ng Sze Yuen Terry
(chairperson of the Audit Committee), Mr. Xu Chengfa and Mr. Yim
Chun Leung. Mr. Ng Sze Yuen possess the appropriate professional
qualification, and accounting and financial management expertise.

The role and functions of the Audit Committee include the following:

(@  to be primarily responsible for making recommendations to
the Board on the appointment, reappointment and removal
of the external auditor, and to approve the remuneration and
other terms of engagement of the external auditor, and any
questions of its resignation or dismissal;

(b)  to review and monitor the external auditor's independence
and objectivity and the effectiveness of the audit process in
accordance with applicable standards. The Audit Committee
should discuss with the auditor the nature and scope of the
audit and reporting obligations before the audit commences;

(c) to discuss with the auditor the nature and scope of the
audit and reporting obligations and ensure co-ordination
where more than one audit firm is engaged before the audit
commences;

(d) to develop and implement policy on engaging an external
auditor to supply non-audit services. For this purpose,
“external auditor” includes any entity that is under common
control, ownership or management with the audit firm or any
entity that a reasonable and informed third party knowing
all relevant information would reasonably conclude to be
part of the audit firm nationally or internationally. The Audit
Committee should report to the Board, identifying and
making recommendations on any matters where action or
improvement is needed;
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Review of the Company’s financial information

)

to monitor the integrity of the Company’s financial statements
and annual report and accounts, interim report and, if
prepared for publication, quarterly reports, and to review
significant financial reporting judgments contained in them;

in reviewing these reports (the Company’s annual report
and accounts, interim report and, if prepared for publication,
quarterly report) before submission to the Board, the Audit
Committee should focus particularly on:

(i) any changes in accounting policies and practices;

(ii) major judgmental areas;

(i) significant adjustments resulting from the audit;

(iv)  the going concern assumption and any qualifications;

(v)  compliance with accounting standards;

(v compliance with the Listing Rules and legal
requirements in relation to financial reporting;

(vi)  the fairness and reasonableness of any connected
transaction and the impact of such transaction
on the profitability of the Group and whether such
connected transactions, if any, have been carried out in
accordance with the terms of the agreement governing
such transactions;
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(viii)

whether all relevant items have been adequately
disclosed in the Group’s financial statements and
whether the disclosures give a fair view of the Group’s
financial conditions;

any significant or unusual items that are, or may need
to be, reflected in such reports and accounts; and

the cash flow position of the Group;

and to provide advice and comments thereon to the Board;

(9 inregard to (e) and (f) above:

M

(i)

members of the Audit Committee should liaise with the
Board and senior management of the Group and the
Committee must meet, at least twice a year, with the
Company'’s auditor; and

the Audit Committee should consider any significant
or unusual items that are, or may need to be, reflected
in the reports and accounts, it should give due
consideration to any matters that have been raised by
the Company’s staff responsible for the accounting
and financial reporting function, compliance officer or
auditor;

(h)  to discuss problems and reservations arising from the interim

and final audits, and any matters the auditor may wish to

discuss (in the absence of management where necessary);
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Overseeing the Company’s financial reporting system, risk

management and internal control systems

to review the Company’s financial controls and, unless
expressly addressed by a separate Board risk committee,
or by the Board itself, to review the Company’s risk
management and internal control systems;

to discuss the risk management and internal control systems
with management to ensure that management has performed
its duty to have effective systems. This discussion should
include the adequacy of resources, staff qualifications
and experience, training programmes and budget of the
Company’s accounting and financial reporting function;

to consider major investigation findings on risk management
and internal control matters as delegated by the Board or
on its own initiative and management’s response to these
findings;

where an internal audit function exists, to ensure co-
ordination between the internal and external auditor, and to
ensure that the internal audit function is adequately resourced
and has appropriate standing within the Company, and to
review and monitor its effectiveness;

to review the Group’s financial and accounting policies and
practices;

to review the external auditor’'s management letter, any
material queries raised by the auditor to management about
accounting records, financial accounts or systems of control
and management’s response;

to ensure that the Board will provide a timely response to the
issues raised in the external auditor's management letter;
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to conduct exit interviews with any Director, manager,
financial controller or internal credit control manager upon
their resignation in order to ascertain the reasons for his
departure;

to prepare work reports for presentation to the Board and to
prepare summary of work reports for inclusion in the Group’s
interim and annual reports;

to consider the appointment of any person to be a Audit
Committee member, auditor and accounting staff either to
fill a casual vacancy or as an additional Audit Committee
member, auditor and accounting staff or dismissal of any of
them;

to report to the Board on the matters set out above;

to review arrangements employees of the Company can use,
in confidence, to raise concerns about possible improprieties
in financial reporting, internal control or other matters. The
Audit Committee should ensure that proper arrangements
are in place for fair and independent investigation of these
matters and for appropriate follow-up action;

to act as the key representative body for overseeing the

Company’s relations with the external auditor; and

to consider other matters, as defined or assigned by the
Board from time to time.

A total of two meetings of the Audit Committee were held during

the year under review. The work performed by the Audit Committee

included the following:

reviewed the annual report and annual results announcement
of the Company;

reviewed the interim report and interim results announcement
of the Company ;

reviewed the accounting principles and practices adopted by
the Group and other financial reporting matters;
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(iv)

reviewed the results of external audit and had discussion with
external auditor on any significant findings and audit issues;

reviewed the internal control reports and had discussion
with internal control consultant on any significant findings
and internal control issues for the first half of the year under
review;

reviewed the internal control reports and had discussion with
internal auditor on any significant findings and internal control
issues for the second half of the year under review;

discussed with the external auditor before the audit
commenced, the nature and scope of the audit and the
respective relevant issues; and

considered and approved the service contract of the auditor
for the year under review.

The individual attendance of the members of the Audit Committee
during the period under review was tabulated as follows:
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Number of attendance/
Number of meetings

of the Corporate Governance Committee), and two independent
non-executive Directors, Mr. Ng Sze Yuen Terry and Mr. Yim Chun
Leung.

The role and functions of the Corporate Governance Committee
include the following:

to develop and review the Group’s policies and practices on
corporate governance and make recommendations to the
Board;

HERYEHRRH
Mr. Ng Sze Yuen, Terry C Y npivbivic = 2/2
Mr. Xu Chengfa AR ELE 2/2
Mr. Yim Chun Leung BRI A 2/2
Corporate Governance Committee (iv) t¥ELREZET
The Corporate Governance Committee comprises a total of three TrEEAEZEEH Aﬁ:%ﬁﬁé (6 73 B
members, being one executive Director, Mr. Shi Nanlu (chairperson %i (ﬁ;\¥§./|‘:}§ *&E) &Iﬁ%ﬁiﬂf
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(b) to review and monitor the training and continuous
professional development of Directors and senior
management;

(c)  to review and monitor the Company’s policies and practices
on compliance with legal and regulatory requirements;

(d) to develop, review and monitor the code of conduct and
compliance manual (if any) applicable to employees and
Directors; and

(e) to review the Company’s compliance with the code
provisions of the CG Code and the disclosures in the
Corporate Governance Report.

One meeting of the Corporate Governance Committee were
held during the year under review. The Corporate Governance
Committee had discussed and reviewed the Board’s and the
Group’s compliance with the code provisions of the CG Code
and the prevailing Listing Rules during the year under review. The
Corporate Governance Committee had also reviewed the internal
control reports and had discussion with internal control consultant
on any significant findings and internal control issues for the first
half of the year under review and had revised and restated Code
for Securities Transactions by Directors and Employees and Inside
Information Policy;

The individual attendance of the members of the Corporate
Governance Committee during the year under review was tabulated
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as follows:
Number of attendance/
Number of meeting
HERY EHRH
Mr. Shi Nanlu el e 1/1
Mr. Ng Sze Yuen, Terry e wbaivie =l 1/1
Mr. Yim Chun Leung IR 11

Further details of the terms of reference of Board committees are
available on websites of the Company and the Stock Exchange.
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RISK MANAGEMENT AND INTERNAL
CONTROL SYSTEM

The Group recognizes that good risk management is essential for the
long-term and sustainable growth of a business. The Board puts particular
emphasis on determining the risk-tolerance levels in achieving the Group’s
strategic objectives and is responsible for the risk management and
internal control systems and reviewing their effectiveness. Such systems
are designed to manage rather than eliminate the risk of failure to achieve
business objectives, and can only provide reasonable and not absolute
assurance against material misstatement or loss. The management also
learns from other outstanding companies and takes into consideration
of the Company’s unique business and operating environment in
formulating the risk management and control framework. All employees
are committed to continually enhancing the risk management framework,
linking to our corporate strategies as well as integrating it into day-to-day
operation.

Objective of the Risk Management and Internal
Control

The objectives of the risk management and internal control framework of
the Group include:

o to strengthen the Company’s risk management and internal control
in compliance with the Listing Rules requirement;

o to establish and constantly improve the risk management and
internal control system;

o to implement a top-down and companywide risk management
system that covers every aspect of the business; and

° to keep baseline risks within the acceptable range.
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Main Features of Risk Management System -
Three-tier Risk Management Approach

The Group has adopted a three-tier risk management approach to
identify, assess, mitigate and handle significant risks. At the first line of
protection, business units are responsible for identifying, assessing and
monitoring risks associated with each business or deal. The management,
as the second line of defense, defines rule sets and models, provide
technical support, develops new systems and oversees portfolio
management. It ensures risks are within the acceptable range and that the
first line of protection is effective. As the final line of protection, the internal
audit department ensures that the first and second lines of protection are
effective through constant inspection and monitoring.
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Main Features of Internal Control System

Our internal control systems are developed with reference to the
Committee of Sponsoring Organizations of the Treadway Commission
principles which involved five elements as internal environment, risk
assessment, control activities, information and communication and
internal supervision. The aim of internal control is to reasonably guarantee
the compliance of its operation and management with regulations and
laws, assets security, and authenticity and integrity of financial report and
related information, improve the efficiency and effect of operating activities
and promote the realization of development strategy of the Group.
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Principal Risks and Key Controls

1. Market risks

The Group’s revenue is mainly derived from customers from PRC.
The Group is exposed to the risks associated with the PRC market
which include the risks of policy change, interest rate change,
demand-supply imbalance and the overall economic conditions.
The market risks may pose an adverse impact on the Group’s
business, financial condition or results of operations.
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The project team will carefully scrutinize each project for
related risks and returns. These include assessment of relevant
government policies, market demand and conditions and economic
data. The management is responsible for supervision, conducting
regular operation reviews and keeping the Board fully informed
through regular reports, and prompt decisions can therefore be
made if changes are required.

Business and operational risks

Distinctive risks factors in property related businesses such as
default of buyers, tenants and strategic business partners, and
inadequacies or failures of internal processes, people and systems
may have different levels of negative impact on the results of the
Group’s operation. Industrial accidents may happen although
precautionary measures is established, which may damage the
Company’s reputation or cause financial loss to the Group.

The internal audit team will review key activities of the Group and
ensures all material controls, including financial and operational, are
functioning effectively. Precautionary and contingency measures are
also set up to ensure the Group is protected against major potential
loss, damage or impact to our operations. Insurance coverage
against accidental losses and/or other hazards is used in protecting
our assets and reputation against any potential liabilities.

Financial risks

The investment and business operation are exposed to risks from
exchange rates, interest rates and liquidity. Amid global financial
uncertainties, the financial risks encountered by the Group had
increased accordingly.

The Group closely monitors the financial risks and when appropriate
will adopt measures to manage and hedge corresponding risks by
using of derivatives such as interest rate and currency swaps. The
Group’s cash and financing are centrally managed and controlled
at the corporate level to achieve a better borrowing terms and
coherent financial risk management. To meet our obligations as and
when needed, the Group maintains sufficient facilities with various
banks and financial institutions. The maturity of deposits and loans
is carefully planned and managed to reduce liquidity risk.
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4, Talent risks

Talent shortage and high employee turnover will have a negative
impact on the Group’s present and future performance. We believe
that human resources are of critical importance for the success of
the Company.

To attract, motivate and retain talented employees, the Group
evaluate our employee remuneration packages and monitor them
against market trends. We provide on-the-job training for new staff
and offer career advancement opportunities for suitable staff to
develop their full potential at various stages of their career. We also
encourage communication with all levels of staff to gather feedback
and suggestions for future improvement.

Review of Internal Control System

The internal audit department of the Company (“Internal Audit
Department”) in the year under review responsible for the internal control
functions. The Internal Audit Department is required to provide internal
control assessment reports to the Audit Committee and the Board on a
regular or ad hoc basis.

The Board recognized its responsibility to ensure the Group maintains a
sound and effective risk management and internal control system. The
Directors had conducted a review of the effectiveness of the system of
internal control of the Group during the Year. Such review had covered
all material controls including financial, operational and compliance
controls and risk management functions. No major issue but areas for
improvement have been identified. The Board and the Audit Committee
considered that the key areas of the Group’s internal control systems are
reasonably implemented.
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HANDLING AND DISSEMINATION OF
INSIDE INFORMATION

The procedures and internal controls for the handling and dissemination
of inside information are as follows:

° the Group conducts its affairs with close regard to the disclosure
requirement under the Listing Rules as well as the “Guidelines on
Disclosure of Inside Information” published by the Securities and
Future Commission in June 2012;

° the Group has implemented and disclosed its policy on fair
disclosure by pursuing broad, non-exclusive distribution of
information to the public through channels such as financial
reporting, public announcements and its website;

° the Group has strictly prohibited unauthorized use of confidential or
inside information;

° the Group has established and implemented procedures for
responding to external enquiries about the Group’s affairs, so that
only the executive Directors of the Company, company secretary
and investor relations officers are authorized to communicate with
parties outside the Group; and

° employees or Directors possessing inside information should
report the same to an executive Director, who will then report to
the Board. The Board will then discuss and handle the relevant
disclosures or dissemination of inside information accordingly.

COMPANY SECRETARY

The appointment and removal of the Company Secretary is subject to
the Board’s approval in accordance with the articles of association of the
Company.

The Company Secretary is responsible for advising the Board through the
chairperson and/or the chief executive officer on governance matters and
assisting the Board in discharging its obligations to Shareholders pursuant
to the Listing Rules. He is also responsible for ensuring that the activities
of the Board conducted efficiently and effectively, and procedures and all
applicable laws and regulations complied with, and facilitating induction
and professional developments of the Directors, the company secretary
has taken no less than 15 hours of relevant professional training.
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ACCOUNTABILITY AND AUDIT
Financial Reporting

The Directors acknowledge that they are responsible for the preparation
of accounts which give a true and fair view of the Group. The Company
has selected appropriate accounting policies and has applied them
consistently based on prudent and reasonable judgments and estimates.

During the year under review, all Directors have been given on a quarterly
basis the latest information report about the financial position and
business development of the Group. The Directors endeavor to ensure
a balanced and understandable assessment of the Company’s position
and prospects in annual reports, interim reports, inside information
announcements and other disclosures required under the Listing Rules

and other statutory requirements.

The statement of the auditor of the Company about its reporting
responsibilities on the accounts of the Group is set out in the section
headed “Independent Auditor’'s Report” in this annual report.

OPERATION OF MEETING AND SUPPLY
OF AND ACCESS TO INFORMATION

Notice of at least 14 days should be given of a regular board meeting to
give all directors an opportunity to attend. For all other board meetings,
reasonable notice should be given.

Board or committee papers will as far as practicable be sent to all
Directors at least three days before the intended date of a Board meeting
or a Board committee meeting.

Management has supplied the Board and its committees with adequate
information and explanations so as to enable them to make an informed
assessment of the information put before the Board and its Board
committees for approval. Management is also invited to join the Board or
Board committee meetings where appropriate.

Draft and final version of minutes of the meetings should be sent to all
Board and Board committee members for their comment and records.
Minutes of the meetings are kept by our Company Secretary, and the
Board and Board committee members may inspect the documents and
minutes of the Board and the Board committees at any time.
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AUDITOR’S REMUNERATION

The audit fee of the Group in respect of audit services provided by the
independent auditor, Ernst & Young, for the Year was RMB1,700,000
(2019: RMB1,350,000).

During the year under review, the independent auditor was also engaged
to review the interim results of the Company at a fee of RMB300,000
(2019: RMB250,000) and no other non-audit services took place (2019:
Nil).

NON-COMPETE UNDERTAKINGS

Each of the controlling shareholders and the Company entered into
the Amended Non-Compete Undertakings to amend the Existing Non-
Compete Undertakings, which will supersede and replace in its entirety
the Existing Non-Compete Undertakings. In summary, pursuant to the
Amended Non-Compete Undertakings, any member of the Zhong An
Group will be entitled to be engaged in property management business
(including but not limited to residential, commercial or mixed commercial-
residential use properties and related ancillary services and for the
avoidance of doubt, does not include operations and management of
hotel and cinema) in the PRC, and the Group will no longer be engaged
in any property management business (excluding operations and
management of hotel and cinema) in the PRC. Please refer to the circular
dated 5 March 2021 for details.

DIRECTORS’ AND OFFICERS’
INSURANCE

The Company had arranged liability insurance for Directors and senior
management officers of the Company with appropriate coverage in
respect of legal action against them arising from their duties performed.
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DIRECTORS’ CONTINUING
PROFESSIONAL DEVELOPMENT

All Directors are encouraged to participate in continuous professional
development to develop and refresh their knowledge and skills. The
Company updates Directors on the latest development regarding the
Listing Rules and other applicable regulatory requirements from time
and time, to ensure compliance and enhance their awareness of good
corporate governance practices.

According to the records provided by the Directors, a summary of training
received by Directors during the year under review is as follows:

Name of Directors
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Type of continuous
professional development

EENY KBS EREHER
Executive Directors BITES

Mr. Shi Nanlu i B B S E B
Mr. Liu Bo BRIt B
Ms. Tang Yiyan Elafzt B
Non-executive Director ERITES

Mr. Shi Kancheng ik e B
Mr. Tang Min ElR B
Independent Non-executive Directors BIIERITES

Mr. Ng Sze Yuen, Terry S wbaivie =l A/B
Mr. Xu Chengfa BRLETE A/B
Mr. Yim Chun Leung iR A A/B
Notes: BfsE -

A: attending briefing sessions and/or seminars relating to matters in financial, legal ~ A: HEBREME AR RCEERAAANENE R

and corporate governance

B: reading seminar materials and updates relating to the latest development of the

Listing Rules and other applicable regulatory requirements
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MECHANISM FOR THE PROPERTY
DEVELOPMENT ON MIXED-USE LANDS

In relation to the mechanism for the property development on Mixed-
use Lands (as defined in the prospectus of the Company dated 16 June
2014 (“Prospectus”), each of Zhong An together with its subsidiaries,
(the “Zhong An Group”) and the Company has undertaken to each
other that it must, in respect of each of its financial year ending after the
Listing, instruct its auditor or independent financial advisers to review
such documents as the auditor or independent financial advisers may
require and confirm to its board of directors that the mechanism set out
the section headed “Relationship with our Controlling Shareholders —
Joint property development on mixed commercial-residential use land
projects” in the Prospectus had been complied with during such financial
year. During the year under review, the Directors confirm that there has
not been any occasion where an opportunity aroused for an acquisition
and development of land for property development project on mixed
commercial-residential use land projects in which the remaining Zhong An
Group (i.e. Zhong An Group, excluding the Group) (the “Remaining Zhong
An Group”) has invited the Group to participate in the Joint Development
(as defined in the Prospectus).

DIRECTORS’ SECURITIES
TRANSACTIONS

The Company has adopted a code of conduct regarding the Directors’
securities transactions on terms no less exacting than the required
standard set out in the Model Code for Securities Transactions by
Directors of Listed Issuers (the “Model Code”) set out in Appendix 10 to
the Listing Rules.

Having made specific enquiry of all Directors, all Directors have confirmed
that they have complied with the required standard set out in the Model
Code and the Company’s code of conduct during the year under review.

Senior management who, because of their office in the Group, are likely
to be in possession of inside information, have also been requested
to comply with the provisions of the Model Code when dealing in the
Company’s shares.
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SHAREHOLDERS’ RIGHTS

Convening Extraordinary General Meeting and
Putting Forward Proposals at Shareholders’
Meetings

Pursuant to article 64 of the Articles, general meetings shall be convened
on the written requisition of any two or more Shareholders made to
Directors or the Secretary specifying the objects of the meeting, provided
that such requisitionists held as at the date of deposit of the requisition
shall not hold less than one-tenth of the paid up capital of the Company
which carries the right of voting at general meetings of the Company.
If the Board does not within 21 days from the date of deposit of the
requisition proceed duly to convene the meeting to be held within a further
21 days, the requisitionist(s) themselves may convene the general meeting
in the same manner, as nearly as possible, as that in which meetings may
be convened by the Board and all reasonable expenses incurred by the
requisitionist(s) as a result of the failure of the Board shall be reimbursed to
them by the Company.

Procedures for Proposing a Person for Election
as a Director

If a shareholder, who is entitled to attend and vote at the relevant
general meeting, wishes to nominate a person (not being the nominating
shareholder) to stand for election as a Director, he or she should give to
the company secretary of the Company notice in writing of the intention
to propose a person for election as a Director and notice in writing by
that person of his or her willingness to be so elected, no earlier than the 7
clear days after the dispatch of the notice of the relevant general meeting
and no later than 7 clear days prior to the date appointed for the relevant
general meeting.

Detailed procedures for Shareholders to propose a person for election as
a Director are available on the Company’s website.
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INVESTOR RELATIONS/WITH
SHAREHOLDERS AND INVESTORS
COMMUNICATION

The Company attaches great importance to communication with
the Shareholders. A number of means are used to promote greater
understanding and dialogue with the Shareholders. The means of
access includes the release by the Company of the various corporate
communication of the Company via the website of the Stock Exchange
and the website of the Company (http://www.chinanewcity.com.cn).
Shareholders are encouraged by the Company to attend general
meetings of the Company where the chairperson of the Company and
other members of the Board and (if appropriate) the auditor of the
Company, are available to answer questions.

In addition, our chairperson, Directors and senior management actively
participated in various investor relations activities to reach and establish
a good long-term interactive relationship with shareholders and potential
investors. We introduced our current operating conditions and future
development strategies and at the same time also received advices
from investors regarding the Company’s development, from which we
understand more about investors’ expectations of the Company. Thereby,
we can continue improving the operation management of the Company
and establish effective mutual communication channels.

Enquiries and Proposals to the Board

Shareholders are encouraged to communicate with the Company for any
enquiries in relation to the affairs of the Group. Shareholders may contact
the Company in writing to the Company’s head office in the PRC or the
Company’s principal place of business in Hong Kong or by e-mail to
cnc_ir@chinanewcity.com.cn or direct any enquiries to the Company’s
investor relations representative, Capital Markets Department, whose
contact details are set out in the annual report of which this report forms
part.
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Annual General Meeting

The 2019 annual general meeting was held on 9 June 2020 at
Conference Room No. 5, 4th Floor, Holiday Inn Hangzhou Xiaoshan, No.
688 Shanyin Road, Xiaoshan District, Hangzhou, Zhejiang Province, the
PRC. The Directors and senior management together with the external
independent auditor attended the annual general meeting to answer
enquiries from shareholders and investors attending the meeting. All
ordinary resolutions proposed in the meeting were duly passed by way of
poll.

Regular Meetings with Investors

During the year under review, the Directors, senior management and
investor relations team have meetings with investors, fund managers and
financial analysts from time to time, introducing the operating conditions
and development strategies of the Company and answered the questions
raised. The Company provides the investors and analysts with clear
and timely compliance information to enable them to make reasonable
investment decisions with sufficient information.

Investor Relations Plan

In 2021, we will continue to enhance communication with investors in
accordance to the main needs and concerned issues from investors
and analysts. It is expected that multiple activities for investors will be
conducted in 2021 through field trip, non-deal roadshow and one-to-
one meeting and publishing voluntary disclosure announcement to mass
investors in order to enhance their understanding of the Group.

Should investors have any inquiries and/or suggestions, please contact us
at cnc_ir@chinanewcity.com.cn.

CONSTITUTIONAL DOCUMENTS

The Company’s constitutional documents was adopted on 31 May 2014.
There was no change in the memorandum and articles of association of
the Company during the year under review.

For and on behalf of the Board
China New City Commercial Development Limited

Shi Kancheng
Chairperson
Hong Kong, 25 March 2021
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BIOGRAPHICAL DETAILS OF DIRECTORS AND SENIOR MANAGEMENT

B 5 N RS L O JE R

DIRECTORS
Executive Directors

Mr. Shi Nanlu (ARG 28 55 4E) , aged 38, is the executive Director and chief
executive officer of the Company since 3 April 2020. He is responsible
for the daily operation and management, strategic investments and new
business exploration of the Group. He joined Zhong An Group Limited
(“Zhong An Group”) in June 2010. He has served as the manager of
the capital management department, manager of the fund management
department and deputy director of the Zhong An Group. He has many
years of experience in financial management. Mr. Shi has resigned from
all of his management positions in the Zhong An Group prior to joining
the Group. He has been a vice president of the Group since June 2015.
Mr. Shi received his undergraduate degree in finance and accounting from
The University of Manitoba in Canada in June 2007.

Mr. Liu Bo (BIig54%), aged 33, is the executive Director and vice
president of the Company since 3 April 2020. He is responsible for overall
daily operations and management of the Group as well as ensuring the
Board functions properly with good corporate governance practice.
He joined the Group in July 2016. He has served as the vice president
of the Group. Prior to joining the Group, he worked in the investment
department of He Jun Capital from December 2012 to July 2013, and
in the business development department of Wan Xiang Trust from
August 2013 to June 2016. He has many years of experience in financial
investment and fund management. Mr. Liu holds a Master’'s Degree in
Actuarial Science from the Boston University in December 2012.

Ms. Tang Yiyan (BT84« 1), aged 50, is the executive Director and
vice president of the Group, and is responsible for the overall property
management of our Group. She was appointed as an executive Director
on 30 September 2013. Ms. Tang has over 18 years of experience
in operations and management. Prior to joining the Group, she held
various positions including assistant to general manager of Jiaxing Jiahe
Beijing City Shopping Center Company Limited ( 52 E 5 K ILRIHEEY)
EIHAERAE]), and manager of sales department, project supervisor,
deputy general manager and vice general manager in general affairs of
Zhejiang Lai Yin Da Commercial Development Company Ltd. GH L3 &
EmELREARAT). Ms. Tang obtained a diploma in economics and
management from the Zhejiang Province Mechanic and Politics University
I & B TEGA KZ) (currently known as Zhejiang University of
Economics and Management GHTTASE EIEAZ)) in July 1994,
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BIOGRAPHICAL DETAILS OF DIRECTORS AND SENIOR MANAGEMENT

Non-executive Directors

Mr. Shi Kancheng (5 {7 F% 5 &) (alias Shi Zhongan (5 %)), aged
58, is a non-executive Director and chairperson of the Board. He was
appointed as a Director on 2 July 2013 and re-designated as non-
executive Director on 30 September 2013. He is responsible for assisting
the Board in the strategic planning of the Group, leading the Board
to ensure that it will perform its roles and carry out its responsibilities
effectively, and ensuring proper corporate governance practices and
procedures are implemented within the Group. However, he does not
participate in the day-to-day management of the business operations of
the Group.

Mr. Shi has over 28 years of experience in property development and
property investment. Mr. Shi currently serves as the executive director
and chairman of Zhong An (stock code: 00672). Mr. Shi served as a tax
officer in the finance and revenue bureau of Xiaoshan District of Hangzhou
(formerly known as Xiaoshan City) and the general manager of Hangzhou
Xiaoshan Milkyway Real Estate Development Co., Ltd. Mr. Shi completed
an Executive Master of Business Administration Program (Finance Track)
organized by Shanghai National Accounting Institute and obtained a CFO
Quialifying Training Certificate in June 2007. From 2005 to 2006, Mr. Shi
completed a program for executive officers, focusing on globalization
and real estate developers, co-organized by Harvard University, Tsinghua
University, The University of Hong Kong and the United States Military
Academy and a program for presidents of real estate companies
organized by Zhejiang University in July 2006. Mr. Shi obtained a doctoral
degree of business administration program jointly organized by Shanghai
Advanced Institute of Finance (SAIF) and W. P. Carey School of Business,
Arizona State University (ASU) in the US in May 2017. Mr. Shi is also a
director of certain members of the Remaining Zhong An Group and the
Group. Mr. Shi is the sole director and the sole shareholder of Whole
Good Management Limited, which is the controlling shareholder of the
Group.

Mr. Tang Min ( ELR%4), aged 65, is the non-executive Director of the
Company and vice chairperson of the Board since 3 April 2020. He is
responsible for the formulation of development strategies. He is a senior
economist.
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BIOGRAPHICAL DETAILS OF DIRECTORS AND SENIOR MANAGEMENT

o RS T O R

Independent non-executive Directors

Mr. Ng Sze Yuen, Terry (217t 4%), aged 61, is an independent non-
executive Director and vice chairperson of the Board. He was appointed
as an independent non-executive Director on 31 May 2014. He has over
33 years of experience in operation and management and is now the
chief executive officer and an executive director of L’AVENUE International
Holdings Limited, a private company in Hong Kong. His leadership
responsibilities include strategic planning, financial investments,
management of property development and investment portfolio, both in
Hong Kong and overseas. Since October 2017, he has been appointed
as an independent non-executive director of Sun Hing Printing Holdings
Limited (stock code: 01975), a company whose shares are listed on the
main board of the Stock Exchange and provides independent views to
the board as well as its audit committee and nomination committee. Mr.
Ng was an executive director of Hang Lung Group Limited (stock code:
00010), Hang Lung Properties Limited (stock code: 00101) and Giordano
International Limited (stock code: 00709), companies whose shares are
listed on the main board of the Stock Exchange, respectively. He also
worked at the Stock Exchange and held various positions. Mr. Ng is a
fellow member of CPA Australia.

Mr. Xu Chengfa (B &5t 4E), aged 68, is an independent non-
executive Director. He was appointed as an independent non-executive
Director on 31 May 2014. Mr. Xu has over 24 years of experience in
banking operations and management. He worked in the Hong Kong
Branch of Bank of Communications Co., Ltd. (stock code: 03328),
a company whose shares are listed on the main board of the Stock
Exchange and held various positions including senior manager of
investment banking department, senior manager of corporate services
department, assistant general manager, deputy general manager, deputy
chief executive officer and consultant.

Mr. Yim Chun Leung (B&#R5%c4), aged 59, is an independent non-
executive Director. He was appointed as an independent non-executive
Director on 31 May 2014. Mr. Yim has over 36 years of experience in
auditing, accounting and corporate finance fields. He is the independent
non-executive Director who has the qualifications and experience to meet
the requirements under Rule 3.10(2) of the Listing Rules.
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BIOGRAPHICAL DETAILS OF DIRECTORS AND SENIOR MANAGEMENT

Mr. Yim is a non-practicing member of the Hong Kong Institute of Certified
Public Accountants, a fellow of the Association of Chartered Certified
Accountants and a fellow of the Institute of Chartered Accountants in
England and Wales. He also possesses a master's degree in business
administration.

Mr. Yim is also an executive director of Jacobson Pharma Corporation
Limited (@ company whose shares are listed on the main board of the
Stock Exchange, stock code: 02633) which, together with its group
companies, are principally engaged in development, production,
marketing and sale of generic drugs and proprietary medicines. Mr. Yim
has been appointed as a non-executive director of JBM (Healthcare)
Limited (stock code: 02161), whose shares are listed on the main board
of the Stock Exchange since 22 September 2020. Mr. Yim had served in
numerous companies listed on the main board of the Hong Kong Stock
Exchange which included an executive director and chief executive officer
of LVGEM (China) Real Estate Investment Company Limited (formerly
known as New Heritage Holdings Ltd.) (stock code: 00095) since
December 2004 and July 2014 respectively until he resigned in March
2016, the financial controller of Soundwill Holdings Limited (stock code:
00878) from May 2002 to June 2004, the chief financial officer of Sinolink
Worldwide Holdings Limited (stock code: 01168) from December 2000
to February 2002, an executive director of N P H International Holdings
Limited (currently known as Concord New Energy Group Limited, stock
code: 00182) from January 1998 to April 1999 and the finance director
of Tysan Holdings Limited (stock code: 00687) from January 1994 to
January 1998.

SENIOR MANAGEMENT

Mr. Yu Gaofeng (Bim &5 4%)is the Vice President of the Group,
in charge of investment development and operation management.
Mr. Yu joined the Group in September 2019. Prior to joining the
Group, he worked in Zhong An Group Limited from February 2004 to
September 2019. He has been engaged in the real estate, marketing
planning, general manager of the project company and the director of
the president’s office. He has many years of experience in real estate
development. Mr. Yu obtained a bachelor degree in civil engineering
(engineering management) from Zhejiang University in February 2009.
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THE REPORT OF DIRECTORS
HEEWS

The board (“Board”) of directors (the “Directors”) of China New City
Commercial Development Limited (the “Company”) are pleased to present
their annual report to shareholders of the Company (the “Shareholders”)
and the audited financial statements of the Company and its subsidiaries
(hereinafter collectively referred to as the “Group”) for the year ended 31
December 2020(“the year under review”).

PRINCIPAL ACTIVITIES

The Company is an investment holding company. The Group is principally
engaged in commercial property development, leasing and hotel
operations. The nature of the principal activities has not changed during
the year under review.

BUSINESS REVIEW, KEY
PERFORMANCE INDICATORS AND
FUTURE DEVELOPMENT

A discussion on the business review of the Group and an analysis of the
performance of the Group based on certain financial key performance
indicators for the year under review are set out in the section headed
“Management Discussion and Analysis” of this annual report.

RESULTS AND DIVIDENDS

The Group’s profit for the year under review and the state of affairs of the
Company and the Group at 31 December 2020 are set out in the financial
statements on pages 86 to 92.

The Board has not recommended the payment of final dividend for the
year ended 31 December 2020 (2019: Nil).

SUMMARY OF CONSOLIDATED
FINANCIAL INFORMATION

A summary of the published results and assets, liabilities and non-
controlling interests of the Group for the last five financial years, as
extracted from the audited financial statements is set out on page 240.
This summary does not form part of the audited financial statements.
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PROPERTY AND EQUIPMENT, AND
INVESTMENT PROPERTIES

Details of movements in the property and equipment, and investment
properties of the Group during the year under review are set out in notes
12 and 13 to the financial statements respectively. Further details of the
Group’s investment properties are set out on pages 165 to 180.

PRINCIPAL RISKS AND
UNCERTAINTIES

The Group’s principal risks and uncertainties are set out under the
paragraph headed “Principal Risks and Key Controls” in the section
headed “Corporate Governance Report” of this annual report.

KEY RELATIONSHIPS

An account of the Group’s key relationships with its employees,
customers and suppliers are set out in the paragraph headed
“Relationships with Employees, Customers and Suppliers” under the
section headed “Management Discussion and Analysis” of this annual
report.

ENVIRONMENTAL POLICIES

A discussion on the Group’s environmental policies and performance is
set out in the paragraph headed “Environment Policies and Performance”
under the section headed “Management Discussion and Analysis” of this
annual report.

BORROWINGS AND INTEREST
CAPITALISED

Borrowings repayable on demand or within one year are classified under
current liabilities. Details of the long-term borrowings are set out in note
29 to the consolidated financial statements. Interest and other borrowing
costs capitalised by the Group during the year are set out in note 7 to the
consolidated financial statements.
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THE REPORT OF DIRECTORS
HEEWS

SHARE CAPITAL

Details of the movements in share capital of the Company during the year
under review are set out in note 30 to the financial statements.

EQUITY-LINKED AGREEMENTS

Other than the Scheme as disclosed in the section headed “The Report
of Directors — Share Option Scheme” of this annual report and note 31 to
the financial statements respectively, no equity-linked agreements were
entered into by the Company during the year under review or subsisted at
the end of the year under review.

RESERVES

Details of the movements in the reserves of the Group during the year
under review are set out in the consolidated statement of changes in
equity and note 32 to the financial statements.

DISTRIBUTABLE RESERVES

As at 31 December 2020, the Company’s accumulated losses amounted
to approximately RMB66,120,000 and the Company’s share premium
amounted to RMB719,697,000. By passing an ordinary resolution of the
Company, dividends may also be declared and paid out of share premium
account or any other fund or account which can be authorized for this
purpose in accordance with the Companies Law of the Cayman Islands.
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SHARE OPTION SCHEME

The details of the share option scheme (the “Scheme”) approved by the
Shareholders on 20 May 2015 (the “Adoption Date”) are disclosed below
pursuant to the requirements under Chapter 17 of the Rules (the “Listing
Rules”) Governing the Listing of Securities on The Stock Exchange of
Hong Kong Limited (the “Stock Exchange”):

1. Purposes of the scheme

The purpose of the Scheme is to enable the Group to grant
options to selected participants as incentives or rewards for their
contribution to the Group. The Directors consider the Scheme, with
its broadened basis of participation, will enable the Group to reward
the employees, the Directors and other selected participants for
their contributions to the Group. Given that the Directors are entitled
to determine any performance targets to be achieved as well as the
minimum period that an option must be held before an option can
be exercised on a case by case basis, and that the exercise price of
an option cannot in any event fall below the price stipulated in the
Listing Rules or such higher price as may be fixed by the Directors,
it is expected that grantees of an option will make an effort to
contribute to the development of the Group so as to bring about an
increased market price of the Shares in order to capitalise on the
benefits of the options granted.

2. Participants of the Scheme

The Board may, at its absolute discretion, invite any person
belonging to any of the following classes of participants, to take up
options to subscribe for Shares:

(@ any employee (whether full-time or part-time including any
executive Director but excluding any non-executive Director)
of the Company, any of the Company’s subsidiaries or any
entity (“Invested Entity”) in which any member of the Group
holds an equity interest;

(o) any non-executive Directors (including independent non-
executive Directors) of the Company, any of the Company’s
subsidiaries or any Invested Entity;
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(c) any supplier of goods or services to any member of the
Group or any Invested Entity;

(d) any customer of any member of the Group or any Invested
Entity;

(e) any person or entity that provides research, development or
other technological support to any member of the Group or
any Invested Entity;

() any adviser (professional or otherwise) or consultant to any
area of business or business development of any member of
the Group or any Invested Entity;

(9 any other group or classes of participants who have
contributed or may contribute by way of joint venture,
business alliance or other business arrangement to the
development and growth of the Group;

and, for the purposes of the Scheme, the offer for the grant of
option may be made to any company wholly owned by one or more
persons belonging to any of the above classes of participants.

For avoidance of doubt, the grant of any options by the Company
for the subscription of Shares or other securities of the Group to
any person who falls within any of the above classes of participants
shall not, by itself, unless the Board otherwise determine, be
construed as a grant of option under the Scheme.

The eligibility of any of the above class of participants to an offer for
the grant of any option shall be determined by the Board from time
to time on the basis of the Board’s opinion as to his contribution to
the development and growth of the Group.
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3. Maximum number of the Shares available
for Subscription

(@)

The maximum number of Shares which may be allotted and
issued upon the exercise of all outstanding options granted
and yet to be exercised under the Scheme and any other
share option scheme adopted by the Group must not in
aggregate exceed 30% of the share capital of the Company
in issue from time to time.

The total number of the Shares which may be allotted and
issued upon the exercise of all options (excluding, for this
purpose, options which have lapsed in accordance with the
terms of the Scheme and any other share option scheme of
the Group) to be granted under the Scheme and any other
share option scheme of the Group must not in aggregate
exceed 10% of the number of Shares in issue as at the date
of approval of the Scheme (“General Scheme Limit”).

Subject to (a) above but without prejudice to (d) below, the
Company may seek approval of the Shareholders in general
meeting to refresh the General Scheme Limit provided that
the total number of Shares which may be allotted and issued
upon exercise of all options to be granted under the Scheme
and any other share option scheme of the Group must not
exceed 10% of the number of Shares in issue as at the
date of approval of the refreshed limit and, for the purpose
of calculating the refreshed limit, options (including those
outstanding, cancelled, lapsed or exercised in accordance
with the Scheme and any other share option scheme of
the Group) previously granted under the Scheme and any
other share option scheme of the Group will not be counted.
The circular sent by the Company to the Shareholders shall
contain, among other information, the information required
under Rule 17.02(2)(d) of the Listing Rules and the disclaimer
required under Rule 17.02(4) of the Listing Rules.

3.
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(d)  Subject to (a) above and without prejudice to (c) above,
the Company may seek separate Shareholders’ approval
in general meeting to grant options beyond the General
Scheme Limit or, if applicable, the refreshed limit referred
to in (c) above to participants specifically identified by the
Company before such approval is sought. In such event,
the Company must send a circular to the Shareholders
containing a generic description of the specified participants,
the number and terms of options to be granted, the purpose
of granting options to the specified participants with an
explanation as to how the terms of the options serve such
purpose and such other information required under Rule
17.02(2)(d) of the Listing Rules and the disclaimer required
under Rule 17.02(4) of the Listing Rules.

Maximum entitlement of each participant

The total number of Shares issued and which may fall to be issued
upon the exercise of the options granted under the Scheme
and any other share option scheme of the Group (including both
exercised or outstanding options) to each grantee in any 12-month
period shall not exceed 1% of the number of Shares in issue for
the time being (the “Individual Limit”). Any further grant of options
in excess of the Individual Limit in any 12-month period up to
and including the date of such further grant must be separately
approved by the Shareholders in general meeting of the Company
with such grantee and his close associates (or his associates if
the grantee is a connected person of the Company) abstaining
from voting. The number and terms (including the exercise price)
of options to be granted must be fixed before the approval of the
Shareholders and the date of the Board meeting for proposing such
further grant should be taken as the date of grant for the purpose of
calculating the exercise price under note (1) to Rule 17.03(9) of the
Listing Rules.
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5. Grant of options to the Directors, chief

executive or substantial shareholders
of the Company or their respective
associates

(@  Any grant of options under the Scheme to a Director, chief
executive or substantial shareholder of the Company or
any of their respective associates must be approved by
independent non-executive Directors (excluding independent
non-executive Director who or whose associates is the
proposed grantee of the options).

(b)  Where any grant of options to a substantial shareholder
or an independent non-executive Director or any of their
respective associates would result in the Shares issued and
to be issued upon exercise of all options already granted and
to be granted (including options exercised, cancelled and
outstanding) to such person in the 12-month period up to
and including the date of such grant:

(i) representing in aggregate over 0.1% of the Shares in
issue; and

(ii) having an aggregate value, based on the closing price
of the Shares at the date of each offer for the grant, in
excess of HK$5 million;

such further grant of options must be approved by Shareholders
in general meeting. The Company must send a circular to the
Shareholders. The grantee, his associates and all core connected
persons of the Company must abstain from voting in favour at
such general meeting, except that any connected person may vote
against the relevant resolution at the general meeting provided
that his intention to do so has been stated in the circular. Any vote
taken at the meeting to approve the grant of such options must be
taken on a poll. Any change in the terms of options granted to a
substantial shareholder or an independent non-executive Director
or any of their respective associates must be approved by the
Shareholders in general meeting.

THE REPORT OF DIRECTORS
HEEWE

MAABER  TETHABS
TERRIKEZBZHBBEAER
i i i i

@ MRESBNRAERADVEST TEZTH
AEBHETERRAEAREIZBEZ
BMBARDEMOBRELAESHS
UFRITES FEESRERER
BARAZBIIFRNTESHE
B #E

b HAEXTERFEXBIUIFATEER
FRRESBZHBARLEME
REFERZATRITERBEER
BRERBEREER L1288 HE
NEERMBERZFIABRE (8
BEOE -ZHEERERTEZER
) MEe BB TRRBERITZRG -

() AEBUBBEEITRN01%; K

i) BRESREZHRLEHR
MHRHEFEZBERS
5,000,000/ 7T ;

AZFE— I RUBRESATERRAS
LESREME - RAABERKRRELRE
R o EBEA HBBARETABREZD
BEATERERRRAS LHEREM
ZoEERAEALIRARKBREAE L
MEMAERRIERE GIiRREERE
R RBEB AT RIFRSN K E

HERLARBRENEARRAUKRE
ARET - RTFEERIABIUIFNITE
EREAREZEBHEANBREZ RN
B EMEBARRRINRRAG LHt -

RS EEEEARAR
ZEZEEER

63



66

THE REPORT OF DIRECTORS
HEEWS

Minimum period for which an option must
be held before it can be exercised and the
exercise period of the option:

An option may be exercised in accordance with the terms of the
Share Option Scheme at any time during a period to be determined
and notified by the Board to each grantee, which period may
commence from the date of the offer for the grant of options is
made, but shall end in any event not later than 10 years from
the date of grant of the option subject to the provisions for early
termination thereof. Unless otherwise determined by the Board and
stated in the offer for the grant of options to a grantee, there is no
minimum period required under the Scheme for the holding of an
option before it can be exercised.

Amount payable on acceptance of the
option and the period within which
payment must be made:

A nominal consideration of HK$1 is payable on acceptance of the
grant of an option and options may be accepted by a participant
within 21 days from the date of the offer of grant of the option.

Basis of determining the exercise price:

The exercise price for the Shares under the Scheme shall be a price
determined by the Board, but shall not be less than the highest of
(i) the closing price of the Shares as stated in the Stock Exchange’s
daily quotations sheet on the date of the offer for the grant, which
must be a business day; (iij the average closing price of Shares
as stated in the Stock Exchange’s daily quotations for the five
business days immediately preceding the date of the offer for the
grant; and (iii) the nominal value of a Share.

Remaining life of the Scheme:

The Scheme became effective on 20 May 2015 and unless
otherwise cancelled or amended, will remain in force for a period of
10 years from that date.
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OUTSTANDING OPTIONS

On 13 February 2020, the Company granted share options to the
employees of the Company or other eligible participants (the “Grantees”)
to subscribe for an aggregate of up to 173,800,000 ordinary shares of
HK$0.10 each in the share capital of the Company under the share option
scheme adopted by the Company on 20 May 2015 at an exercise price
per share of HK$0.998. The validity period of the share options is from
13 February 2020 to 12 February 2022, both dates inclusive. None of the
Grantees is a Director, chief executive or substantial shareholder of the
Company, or an associate (as defined in the Listing Rules) of any of them.

PRE-EMPTIVE RIGHTS

There are no provisions for pre-emptive rights under the Company’s
articles of association or the Companies Law of the Cayman lIslands,
which would oblige the Company to offer new shares on a pro rata basis
to existing shareholders.

MAJOR CUSTOMERS AND SUPPLIERS

The sales attributable to the five largest customers of the Group
accounted for approximately 3% of the Group’s consolidated revenue for
the year under review.

The purchases attributable to the five largest suppliers of the Group
accounted for about 27% of the Group’s consolidated purchases for the
year under review.

The largest supplier of the Group accounted for about 16% of the
Group’s consolidated purchases for the year under review.

None of the Directors, their close associates (as defined in the Listing
Rules) or any Shareholders (who or which to the knowledge of the
Directors owns more than 5% of the Company’s issued share capital) has
any interest in any of the Group’s five largest suppliers.
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DIRECTORS

The Directors during the year under review and up to the date of this
report were as follows:

Executive Directors

Mr. Shi Nanlu (Chief Executive Officer)
(appointed on 3 April 2020)

Mr. Liu Bo (Vice President)
(appointed on 3 April 2020)

Mr. Dong Shuixiao (Chief Executive Officer)
(resigned on 3 April 2020)

Ms. Jin Ni (Vice Chairperson and Vice President)
(resigned on 3 April 2020)

Ms. Tang Yiyan (Vice President)

Non-executive Director

Mr. Shi Kancheng (alias Shi Zhongan) (Chairperson)
Mr. Tang Min (Vice Chairperson)
(appointed on 3 April 2020)

Independent Non-executive Directors

Mr. Ng Sze Yuen, Terry (Vice Chairperson)
Mr. Xu Chengfa
Mr. Yim Chun Leung

The Company has received, from each of the independent non-executive
Directors, an annual confirmation of his independence pursuant to
Rule 3.13 of the Listing Rules and the Company considers all of the
independent non-executive Directors to be independent.
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CHANGES IN DIRECTORS’
INFORMATION

Save as disclosed in the “Biographical Details of Directors and Senior
Management” of this annual report, there were no change in the Directors
information subsequent to the publication of the interim report of the
Company for the six months ended 30 June 2020.

DIRECTORS’ INTERESTS IN
CONTRACTS OF SIGNIFICANCE

No transactions, arrangements and contracts of significance to which the
Company or any of its subsidiaries was a party and in which a Director
or his/her connected entity had a material interest, whether directly or
indirectly, subsisted at any time during the year or at the end of the year.

DIRECTORS’ AND SENIOR
MANAGEMENT’S BIOGRAPHIES

Biographical details of the Directors and senior management of the Group
are set out on pages 54 to 57 of this annual report.

DIRECTORS’ SERVICE CONTRACTS

Each of Mr. Shi Nanlu and Mr. Liu Bo, all being the executive Directors,
has entered into a service contract with the Company pursuant to which
he agreed to act as the executive Director for a term of three years
with effect from 3 April 2020, which is automatically renewable for a
successive term of one year from the next day upon the expiry of the
appointment.

Ms. Tang Yiyan, being executive Director, has entered into a service
contract with the Company pursuant to which she agreed to act as the
executive Director for a term of three years with effect from 31 May 2014,
which is automatically renewable for a successive term of one year from
the next day upon the expiry of the appointment.
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Mr. Shi Kancheng, being non-executive Director, has been appointed
for an initial term of three years with effect from 31 May 2014, which is
automatically renewable for a successive term of one year from the next
day upon the expiry of the appointment.

Mr. Tang Min, being the non-executive Director, has entered into a service
contract with the Company for an initial term of three years with effect
from 3 April 2020, which is automatically renewable for a successive term
of one year from the next day upon the expiry of the appointment.

Each of Mr. Ng Sze Yuen, Terry, Mr. Xu Chengfa and Mr. Yim Chun Leung,
all being independent non-executive Directors, has been appointed for
an initial term of three years with effect from 31 May 2014, which is
automatically renewable for a successive term of one year from the next
day upon the expiry of the appointment.

No Director (including the Directors proposed to be re-elected at the
AGM) has a service contract with the Company which is not determinable
by the Company within one year without payment of compensation, other
than statutory compensation.

DIRECTORS’ AND SENIOR
MANAGEMENT’S REMUNERATION

The Directors’ fees are subject to Shareholders’ approval at general
meetings. Other emoluments are determined by the Board with reference
to directors’ duties, responsibilities and performance and the results of the
Group. Details of the Directors’ remuneration during the year under review
is set out in note 8 to the consolidated financial statements.

During the years ended 31 December 2020 and 31 December 2019, no
remuneration was paid by the Group to any of the directors and chief
executive or the five highest paid individuals as an inducement to join or
as compensation for loss of office.

No forfeited contribution is available to reduce the contribution payable in
the future years as of 31 December 2020.
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The band of the remuneration of senior management personal and related
number of members of senior management personnel are as follows:
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SREEABFMENUREBHESREEAS
REAHNT :

2020 2019

20205 20194

Number of Number of

Remuneration band (RMB) AR (AR) individuals Individuals
A N

Nil to 1,000,000 2% 1,000,0007T 3 4

1,000,001 to 1,500,000 1,000,0017t % 1,500,0007T

PERMITTED INDEMNITY PROVISION

Under the Articles of the Company, the Company had a permitted
indemnity provision (as defined in section 469 of the Companies
Ordinance) in force for the benefit of the Directors throughout the year
under review and as at the date of approval of this report of the Directors,
pursuant to which the Company shall indemnify any Director against any
liability, loss suffered and expenses incurred by the Director in connection
with any legal proceedings in which he is involved by reason of being
a Director, except in any case where the matter in respect of which
indemnification is sought was caused by the fraud or dishonesty of the
Directors. The Company has maintained insurance cover for Directors’
and officers’ liabilities in respect of legal actions against the Directors
arising out of corporate activities. The insurance coverage is reviewed
on an annual basis. During the year under review, no claims were made
against the Directors.
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DIRECTORS’ AND CHIEF EXECUTIVE'’S
INTERESTS AND SHORT POSITIONS IN
THE SHARES, UNDERLYING SHARES
AND DEBENTURES OF THE COMPANY
OR ANY ASSOCIATED CORPORATION

As at 31 December 2020, the interests and short positions of the
Directors and the chief executive of the Company in the shares,
underlying shares and debentures of the Company or any associated
corporation (within the meaning of Part XV of the Securities and Futures
Ordinance, Chapter 571 of the Laws of Hong Kong (the “SFO”), as
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recorded in the register required to be kept under Section 352 of the
SFO or as otherwise notified to the Company and the Stock Exchange

pursuant to the Model Code, were as follows:

Name of
Group member/

W2 &
NSl “ﬁ&ﬁﬁZ%

B ‘METF?F%‘?

STRIZBSITHE AR
HKEWT

Approximate
percentage of

Name of Director associated corporation Capacity/nature of interest Number of share(s) held shareholding
FEEMEAT/
EEiy HEECEE AT af/ REE PSR ID 8B REMNT AL
(Note 1)
(Hiz#1)
Mr. Shi Kancheng The Company Interest of controlled corporations 1,315,787,594 shares of 65.44%
(Note 2) HK$0.10 each (L)
i AR SR EEN R (Wa2) 1,315,787, 594 SR EE
0.10B TR
Zhong An Interest of controlled corporation 3,262,411,200 shares of 57.47%
(Note 3) HK$0.10 each (L)
E SELEENER (173) 3,262,411,200% SR EE
0.10BTRAL)
Beneficial owner (Note 4) 4,600,000 shares of HK$0.10 0.08%
each (L)
BRBEBA (M54 4,600,000 S K EE
0.10& TR
Whole Good Beneficial owner 1 share of US$1.00 (L) 100%
24 BnBEAA 1R EET.00ETRAL)
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Notes:

1. The letter “L” denotes the person’s long position in the shares and underlying

shares of the Company or the relevant associated corporation.

2. Among these 1,315,787,594 ordinary shares of HK$0.10 each in the Company
(“Shares”), 1,284,484,000 Shares are held by Ideal World Investments Limited
(“ldeal World”), a wholly owned subsidiary of Zhong An. The entire issued shares
of Zhong An are owned as to about 57.47% by Whole Good, which is wholly
owned by Mr. Shi Kancheng. In addition, 31,303,594 Shares are held by Whole
Good. By virtue of the SFO, Mr. Shi Kancheng is taken to be interested in the
Shares in which each of Ideal World and Whole Good is interested.

3. These shares are held by Whole Good. By virtue of the SFO, Mr. Shi Kancheng
is deemed to be interested in the shares of Zhong An in which Whole Good is

interested.

4, These shares represent the underlying shares in Zhong An comprised in the
options granted to and held by Mr. Shi Kancheng pursuant to its share option
scheme adopted on 15 May 2009.

Save as disclosed above, as at 31 December 2020, none of the Directors
or chief executive of the Company had any interests and short positions
in the shares, underlying shares and debentures of the Company or
any associated corporation (within the meaning of Part XV of SFO), as
recorded in the register required to be kept under Section 352 of the
SFO, or as otherwise notified to the Company and the Stock Exchange
pursuant to the Model Code.

Save as disclosed above, as at 31 December 2020, none of the Directors
and chief executives of the Company had or were deemed under the SFO
to have any interests or short positions in the shares, underlying shares
and debentures of the Company or any of its associated corporations
as recorded in the register required to be kept under Section 352 of the
SFO, or as otherwise notified to the Company and the Stock Exchange
pursuant to the Model Code.
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MANAGEMENT CONTRACTS

Save as disclosed in the Prospectus and in this annual report, no
contracts of significance concerning the management and administration
of the whole or any substantial part of the business of the Company were
entered into or subsisted during the year under review.

NON-COMPETE UNDERTAKINGS

The Company has received the written confirmation from Ideal World,
Zhong An, Whole Good and Mr. Shi Kancheng (collectively, the
“Controlling Shareholders”) in respect of the compliance with the
provisions of the amended non-compete undertakings (“Amended
Non-compete Undertakings”), entered into between the Controlling
Shareholders and the Company as set out in the circular dated 5 March
2021.

The independent non-executive Directors had reviewed and confirmed
that the Controlling Shareholders have complied with the Non-compete
Undertakings and the Non-compete Undertakings has been enforced by
the Company in accordance with its terms during the year under review.

DIRECTORS’ RIGHTS TO ACQUIRE
SHARES OR DEBENTURES

Save as disclosed in the section headed “Directors’ and chief executive’s
interests and short positions in the shares, underlying shares and
debentures of the Company or any associated corporation”, at no time
during the year under review were rights to acquire benefits by means of
the acquisition of shares in or debentures of the Company granted to any
Director or their respective spouses or minor children, or were any such
rights exercised by them; or was the Company or any of its subsidiaries a
party to any arrangement to enable the Directors to acquire such rights in
any other body corporate.

SUBSTANTIAL SHAREHOLDERS’
INTERESTS AND SHORT POSITIONS IN
SHARES AND UNDERLYING SHARES

As at 31 December 2020, so far as is known to the Directors, the
following persons (other than a Director or the chief executive of the
Company) had an interest or short position in the Shares and underlying
Shares as recorded in the register required to be kept by the Company
under Section 336 of the SFO:

China New City Commercial Development Limited
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Percentage of
the Company’s
issued share

Name of shareholder Capacity/nature of interest Number of Shares held capital

BEATBEIT

RERBTE 517/ #EtE FrfER{n &8 RAEEDE
(Note 1)
(HizE1)

|deal World Beneficial owner 1,284,484,000 Shares (L) 63.88%
BEmEBA 1,284,484,000 JZAZ A (L)

Zhong An Interest of controlled corporation (Note 2) 1,284,484,000 Shares (L) 63.88%
ML SEGEENER (H5t2) 1,284,484,000 B&E& 17 (L)

Whole Good Interest of controlled corporation (Note 2) 1,284,484,000 Shares (L) 63.88%
24f SEGEEN R (5t2) 1,284,484,000 BRAZIA(L)

Beneficial owner

BEmEAA
Notes:
1. The Letter “L” denotes the person’s long position in the Shares.

2. These Shares are held by Ideal World, the wholly owned subsidiary of Zhong An.
The entire issued shares of Zhong An are owned as to about 57.47% by Whole
Good, which is wholly owned by Mr. Shi Kancheng. By virtue of the SFO, each
of Zhong An, Whole Good and Mr. Shi Kancheng is taken to be interested in the

Shares in which Ideal World is interested.

Save as disclosed above, as at 31 December 2020, other than the
Directors and the chief executive of the Company whose interests are set
out in the paragraph headed “Directors’ and chief executive’s interests
and short positions in the shares, underlying shares and debentures of the
Company or any associated corporation” above, no person had interest
or short position in the Shares or underlying Shares which were required
to be recorded in the register required to be kept by the Company
pursuant to Section 336 of the SFO.

31,303,594 Shares (L) 1.56%
31,303,594 RZR&1D(L)
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RETIREMENT SCHEMES

The Group participates in defined contribution retirement benefit schemes
organized by the PRC municipal and provincial government authorities
for the Group’s eligible employees in the PRC, and operates a Mandatory
Provident Fund scheme for the employees in Hong Kong. Particulars of
these retirement plans are set out in note 2 to the consolidated financial
statements.

TAX RELIEF

The Company is not aware of any tax relief or exemption available to the
Shareholders by reason of their holding of the Shares.

CHARITABLE CONTRIBUTIONS

During the year under review, the Group donated RMB3,250,000 (2019:
RMB1,002,000).

PUBLIC FLOAT

Based on the information that is publicly available to the Company and,
to the knowledge of the Directors, they confirm that the Company has
maintained at least 25% of the Company’s total issued share capital held
by the public for the year under review and as at the date of this annual
report.

PURCHASE, SALE OR REDEMPTION OF
LISTED SECURITIES OF THE COMPANY

During the period under review, the Company repurchased a total of
2,480,000 Shares on the Stock Exchange for HK$2,464,057 on 19
February 2020 (corresponding period in 2019: NIL).

Saved as disclosed above, neither the Company nor any of its
subsidiaries purchased, sold or redeemed any of the Company’s listed
securities during the year ended 31 December 2020.

China New City Commercial Development Limited
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EVENTS AFTER THE YEAR UNDER
REVIEW

On 8 February 2021, the Group had entered into sale and purchase
agreements with Zhong An Group to agree conditionally to sell the entire
operation in commercial property management business at an aggregate
of consideration of RMB104.65 million (equivalent to approximately
HK$125.58 million) (‘Proposed Transfers”). As Zhong An Group is the
controlling shareholder of the Group, Zhong An Group is a connected
person of the Group. As one or more of the relevant percentage ratios
(as defined under the Listing Rules) in respect of the Proposed Transfers
exceed 5%, the Proposed Transfers constitute non-exempt connected
transactions for the Group under the Listing Rules and are subject to the
reporting, announcement and approval by the independent shareholders
under Chapter 14A of the Listing Rules. An extraordinary general meeting
had been held on 24 March 2021 to approve the Proposed Transfers.

Except the above, no significant events affecting the Group took place
subsequent to 31 December 2020 and up to date of this report.

DISCLOSURE UNDER RULE 13.20 OF
THE LISTING RULES

The Directors were not aware of any circumstances resulting in the
responsibility of disclosure under Rule 13.20 of the Listing Rules regarding
the provision of advances by the Company to an entity.

AUDITOR

Ernst & Young will retire and a resolution for its reappointment as auditor
of the Company will be proposed at the AGM.

On Behalf of the Board of
China New City Commercial Development Limited

Shi Kancheng
Chairperson

Hong Kong, 25 March 2021
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INDEPENDENT AUDITOR’S REPORT

WL A% BT

st
EY::

To the shareholders of China New City Commercial Development
Limited

(Incorporated in the Cayman Islands as an exempted company with
limited liability)

OPINION

We have audited the consolidated financial statements of China New City
Commercial Development Limited (the “Company”) and its subsidiaries
(the “Group”) set out on pages 86 to 239, which comprise the
consolidated statement of financial position as at 31 December 2020, and
the consolidated statement of profit or loss, the consolidated statement of
comprehensive income, the consolidated statement of changes in equity
and the consolidated statement of cash flows for the year then ended,
and notes to the consolidated financial statements, including a summary
of significant accounting policies.

In our opinion, the consolidated financial statements give a true and
fair view of the consolidated financial position of the Group as at 31
December 2020, and of its consolidated financial performance and its
consolidated cash flows for the year then ended in accordance with
International Financial Reporting Standards (“IFRSs”) issued by the
International Accounting Standards Board (the “IASB”) and have been
properly prepared in compliance with the disclosure requirements of the
Hong Kong Companies Ordinance.

BASIS FOR OPINION

We conducted our audit in accordance with Hong Kong Standards on
Auditing (“HKSAs”) issued by the Hong Kong Institute of Certified Public
Accountants (“HKICPA”). Our responsibilities under those standards
are further described in the Auditor’'s responsibilities for the audit of
the consolidated financial statements section of our report. We are
independent of the Group in accordance with the HKICPA’s Code of
Ethics for Professional Accountants (the “Code”), and we have fulfilled
our other ethical responsibilities in accordance with the Code. We believe
that the audit evidence we have obtained is sufficient and appropriate to
provide a basis for our opinion.

China New City Commercial Development Limited
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KEY AUDIT MATTERS

Key audit matters are those matters that, in our professional judgement,
were of most significance in our audit of the consolidated financial
statements of the current period. These matters were addressed in the
context of our audit of the consolidated financial statements as a whole,
and in forming our opinion thereon, and we do not provide a separate
opinion on these matters. For each matter below, our description of how
our audit addressed the matter is provided in that context.

We have fulfilled the responsibilities described in the Auditor’s
responsibilities for the audit of the consolidated financial statements
section of our report, including in relation to these matters. Accordingly,
our audit included the performance of procedures designed to respond to
our assessment of the risks of material misstatement of the consolidated
financial statements. The results of our audit procedures, including the
procedures performed to address the matters below, provide the basis for
our audit opinion on the accompanying consolidated financial statements.
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Key audit matter

BB EE

How our audit addressed the key audit matter

HANBA M ARRARESNEE

Valuation of investrment properties

REYFEZ1EE

As at 31 December 2020, the Group’s investment properties
amounted to RMB5,415 million, which represented 36% of
the Group’s total assets. Investment properties were stated
at fair value. Management was required to exercise significant
judgement in determining the fair value of investment properties
as disclosed in note 3 to the consolidated financial statements.
K2020F12831H  EEEREY %A AR #5,415,000,000
T HENREEREEENICK REMERANEET
IR MR E M BRI AFMIREE  EEBNEEREME
ZRABER BETERAE-

We performed audit procedures including:
BRIfETNSEAREFEE

We evaluated the competence and independence of
the external valuation expert engaged by the Group. We
reviewed rental contracts, compared the prices of the
investment properties with the unit prices of adjacent similar
properties that were benchmarked in the valuation process,
and assessed assumptions relating to future market rents,
the discount rates and future maintenance costs applied
based on historical experiences with the involvement of our
internal valuation specialists, who focused on the term yield,
reversionary yield and market unit rent. We also assessed
the adequacy of the disclosures in the consolidated financial
statements.
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Key audit matter

FRBEEE

How our audit addressed the key audit matter

BAINEF M ARRARESEE

Valuation of investment properties (continued)

REYFEZ 141 (B)

The Group engaged an external valuation expert to perform
the valuation of investment properties. The valuation methods
applied included the direct comparison approach and income
approach which involved various assumptions, such as
estimated rental revenues, discount rates, occupancy rates,
historical transactions and market knowledge.
EEEERFIIEEERNETREMEZGE KB
HEFLAOEEEHIERIRSERRZIMAE  SFE G
STHEESWA TR HEX BERZ R HIHHH

The related disclosures are included in notes 2.4, 3 and 13 to
the consolidated financial statements.

MR BEE NG E M EIRERMTEF2.4~3%K%13°

Net realisable value of completed properties held for sale and properties under development

FIEHEZ BB FERBRTYEZ JEHFE

As at 31 December 2020, the Group’s properties under
development and completed properties held for sale amounted
to RMB3,364 million, which represented 22% of the Group’s
total assets. These properties were stated at the lower of cost
and net realisable value. The net realisable value was estimated
by management based on expected selling prices, the cost of
completion of properties under development, and the costs to
be incurred in selling the properties based on prevailing market
conditions. The estimation of the net realisable value involved
significant judgement.

2020F12B31H  EEEERTYERFTFHEZBER
Y%A AR #3,364,000,00070 HENREEBREEY
22%  ZEMEUM ARSI FELREREIR -EEEER
RBFTHR REBEAREE - TR ERTYERNERIBEEY

Al
The related disclosures are included in notes 2.4, 3, 14 and 22

to the consolidated financial statements.
MR BEE N RS BIRRNEE2.4~3 1454220
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We performed audit procedures including:

BMETHNEFEFERE

We reviewed the Group’s net realisable value estimation
and checked the expected selling prices to prices of
similar properties presold by the Group recently or adjacent
properties sold. For the cost of completion of properties
under development and the cost to be incurred in selling
the properties, we evaluated management’s estimation
methodology, which had been updated to reflect the latest
historical information and the refined construction and selling
costs budget process.
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Key audit matter

BB EE
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How our audit addressed the key audit matter

HANB N ARRARESNEE

Impairment assessment of goodwill acquired in business combinations

REBE G WP KB B ELREIE

The carrying values of goodwill amounted to approximately
RMB99 million as at 31 December 2020, arising from the
acquisition of subsidiaries. Under IFRSs, the Group is required
to perform an impairment test for goodwill at least on an annual
basis and adjust the carrying amount based on the test result.
The impairment test is based on the recoverable value of the
cash-generating units (“CGUs”) to which the goodwill was
allocated.

1120205128310 BB AR EENEENREEBEY
7 AR 1699,000,0007T « IRBEIE M RS 2R EEEA
SEEHER VET—REARLRENRS RAZERE
B RENADNRBEESESE 2 ReEHBE T (ReEY
B7r)) Me W ElBEET

Management’s assessment process was complex and
significant judgement was involved, including the degree of
subjectivity of expected future cash flow forecasts, associated
growth rates and the discount rate applied.

EIRE ML R A E M IS R B ARFIE - BIEPTERRTE
RIS METER I R AL IREM T BN -

The related disclosures are included in notes 2.4 and 16 to the
consolidated financial statements.

AR BRI G EM B RERMFE2.4K%16°

We performed audit procedures including:
BrIETNETEREE .

We have evaluated the basis of goodwill allocation to CGUs.
EMEf B skEEE s REELETNEE.

We involved our internal valuation specialists to assist us in
evaluating the models and certain assumptions used by the
Group in the impairment testing of goodwill, and evaluated
the rationality and reasonableness of the cash flow forecast
model and management’s key assumptions including the
discount rate and long-term average growth rate.
RAEEBFRNESLEERSE LB RMAFEEERER
EmEREARPEANREAERETRE LHERERE
BARLUREREENTIEZRR (QRMREERERTEE
B NIBEEEEN -

We also assessed the adequacy of the disclosures in the
consolidated financial statements.
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OTHER INFORMATION INCLUDED IN
THE ANNUAL REPORT

The directors of the Company are responsible for the other information.
The other information comprises the information included in the Annual
Report, other than the consolidated financial statements and our auditor’s
report thereon.

Our opinion on the consolidated financial statements does not cover
the other information and we do not express any form of assurance
conclusion thereon.

In connection with our audit of the consolidated financial statements,
our responsibility is to read the other information and, in doing so,
consider whether the other information is materially inconsistent with the
consolidated financial statements or our knowledge obtained in the audit
or otherwise appears to be materially misstated. If, based on the work we
have performed, we conclude that there is a material misstatement of this
other information, we are required to report that fact. We have nothing to
report in this regard.

RESPONSIBILITIES OF THE
DIRECTORS FOR THE CONSOLIDATED
FINANCIAL STATEMENTS

The directors of the Company are responsible for the preparation of
the consolidated financial statements that give a true and fair view
in accordance with IFRSs issued by the IASB and the disclosure
requirements of the Hong Kong Companies Ordinance, and for such
internal control as the directors determine is necessary to enable the
preparation of consolidated financial statements that are free from material
misstatement, whether due to fraud or error.

In preparing the consolidated financial statements, the directors of the
Company are responsible for assessing the Group’s ability to continue
as a going concern, disclosing, as applicable, matters related to going
concern and using the going concern basis of accounting unless the
directors of the Company either intend to liquidate the Group or to cease
operations or have no realistic alternative but to do so.

The directors of the Company are assisted by the Audit Committee in
discharging their responsibilities for overseeing the Group’s financial
reporting process.

China New City Commercial Development Limited
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AUDITOR’S RESPONSIBILITIES FOR
THE AUDIT OF THE CONSOLIDATED
FINANCIAL STATEMENTS

Our objectives are to obtain reasonable assurance about whether the
consolidated financial statements as a whole are free from material
misstatement, whether due to fraud or error, and to issue an auditor’'s
report that includes our opinion. Our report is made solely to you, as a
body, and for no other purpose. We do not assume responsibility towards
or accept liability to any other person for the contents of this report.

Reasonable assurance is a high level of assurance, but is not a guarantee
that an audit conducted in accordance with HKSAs will always detect a
material misstatement when it exists. Misstatements can arise from fraud
or error and are considered material if, individually or in the aggregate,
they could reasonably be expected to influence the economic decisions of
users taken on the basis of these consolidated financial statements.

As part of an audit in accordance with HKSAs, we exercise professional
judgement and maintain professional scepticism throughout the audit. We
also:

° Identify and assess the risks of material misstatement of the
consolidated financial statements, whether due to fraud or error,
design and perform audit procedures responsive to those risks,
and obtain audit evidence that is sufficient and appropriate to
provide a basis for our opinion. The risk of not detecting a material
misstatement resulting from fraud is higher than for one resulting
from error, as fraud may involve collusion, forgery, intentional
omissions, misrepresentations, or the override of internal control.

. Obtain an understanding of internal control relevant to the audit
in order to design audit procedures that are appropriate in the
circumstances, but not for the purpose of expressing an opinion on
the effectiveness of the Group’s internal control.
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AUDITOR’S RESPONSIBILITIES FOR
THE AUDIT OF THE CONSOLIDATED
FINANCIAL STATEMENTS (CONTINUED)

o Evaluate the appropriateness of accounting policies used and the
reasonableness of accounting estimates and related disclosures
made by the directors.

o Conclude on the appropriateness of the directors’ use of the going
concern basis of accounting and, based on the audit evidence
obtained, whether a material uncertainty exists related to events
or conditions that may cast significant doubt on the Group’s ability
to continue as a going concern. If we conclude that a material
uncertainty exists, we are required to draw attention in our auditor’s
report to the related disclosures in the consolidated financial
statements or, if such disclosures are inadequate, to modify our
opinion. Our conclusions are based on the audit evidence obtained
up to the date of our auditor’s report. However, future events or
conditions may cause the Group to cease to continue as a going
concern.

° Evaluate the overall presentation, structure and content of the
consolidated financial statements, including the disclosures,
and whether the consolidated financial statements represent the
underlying transactions and events in a manner that achieves fair
presentation.

° Obtain sufficient appropriate audit evidence regarding the financial
information of the entities or business activities within the Group to
express an opinion on the consolidated financial statements. We
are responsible for the direction, supervision and performance of
the group audit. We remain solely responsible for our audit opinion.

We communicate with the Audit Committee regarding, among other
matters, the planned scope and timing of the audit and significant audit
findings, including any significant deficiencies in internal control that we
identify during our audit.

China New City Commercial Development Limited
2020 Annual Report
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AUDITOR’S RESPONSIBILITIES FOR
THE AUDIT OF THE CONSOLIDATED
FINANCIAL STATEMENTS (CONTINUED)

We also provide the Audit Committee with a statement that we have
complied with relevant ethical requirements regarding independence
and to communicate with them all relationships and other matters that
may reasonably be thought to bear on our independence, and where
applicable, actions taken to eliminate threats or safeguards applied.

From the matters communicated with the Audit Committee, we
determine those matters that were of most significance in the audit of the
consolidated financial statements of the current period and are therefore
the key audit matters. We describe these matters in our auditor’s report
unless law or regulation precludes public disclosure about the matter or
when, in extremely rare circumstances, we determine that a matter should
not be communicated in our report because the adverse consequences
of doing so would reasonably be expected to outweigh the public interest
benefits of such communication.

The engagement partner on the audit resulting in this independent
auditor’s report is Ng, Cheung.

Yours faithfully,
Ernst & Young
Certified Public Accountants

Hong Kong

25 March 2021
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS

AR Hm R

Year ended 31 December 2020 #;ZFE2020F12831HIEFE

2020 2019
20204 20194
Notes RMB’000 RMB’000
Kzt ARMFT AR¥EFTT
Revenue WA ) 700,370 1,955,853
Cost of sales THER K (530,215) (1,177,617)
Gross profit EF 170,155 778,236
Other income and gains, net B AR WD 358 5 186,665 68,460
Selling and distribution expenses HERDHEES (164,303) (137,603)
Administrative expenses TEREX (201,024) (184,836)
Other expenses Hhpesz (43,288) (3,069)
Finance costs &R 7 (219,197) (154,960)
Fair value gain upon transfer to BEELEYEZ
investment properties NAEERER 13 356,806 50,642
Changes in fair value of SEMENRNAEEED
investment properties 13 23,030 (36,742)
Profit before tax R AR A ) 6 108,844 380,128
Income tax expense T3 10 (83,763) (334,839)
Profit for the year KEEFHE 25,081 45,289
Attributable to: LUFRELS -
Owners of the parent ISYNCIEZZ=PN 44,429 26,270
Non-controlling interests JEVER TR (19,348) 19,019
25,081 45,289
Earnings per share BATRZERERSEEA
attributable to ordinary equity L EREF
holders of the parent 11
Basic K RMB2.2 cents RMB1.3 cents
AR &2.25 AR¥1.359
Diluted e RMB2.2 cents RMB1.3 cents
AR&2.25 AR¥1.359
continued/...
=Y
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CONSOLIDATED STATEMENT OF COMPREHEN SIVE INCOME
n‘7r IZI ELI i

Year ended 31 December 2020 & ZE2020F12831HIEFE

2020 2019
2020%F 20194
RMB’000 RMB’000
ARBFT ARMTTT
Profit for the year EEEFHE 25,081 45,289
Other comprehensive (loss)/income Hihzm (518) Ik
Other comprehensive (loss)/income that REEAEEENDEE
may be reclassified to profit or loss in BRMWEMEE (BB
subsequent periods: Wz
Exchange differences: PEERELE !
Exchange differences on translation B IBINETERIE 7 E 4R
of foreign operations (14,755) 10,741
Net other comprehensive (loss)/income REEREAEENDEE
that may be reclassified to profit or BanEMEE (B8
loss in subsequent periods W /BB (14,755) 10,741
Other comprehensive income that will REBHAEBASENDLE
not be reclassified to profit or loss in ?:% mAEMEERE
subsequent periods
Equity investments designated at fair value 157 &% A A EEET A
through other comprehensive income: Hhz2mRaRAKRE !
Change in fair value NABEED 17,200 -
Income tax effect FRiSe 2 (4,300) -
Net other comprehensive income that REBHER TS END
will not be reclassified to profit or loss HEiEmNEMEERE
in subsequent periods HEE 12,900 -
Total comprehensive income FEEEREKREHEE
for the year 23,226 56,030
Attributable to: LU FEf -
Owners of the parent ISYNCIEZZ=DN 42,574 37,011
Non-controlling interests JEPERE R (19,348) 19,019
23,226 56,030
continued/...
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CON SOLIDATED STATEMENT OF FINANCIAL POSITION

e SRR

31 December 2020 [£2020512H31H

2020 2019
20204 20194
Notes RMB’000 RMB’000
oi=3 AR¥FT AREFTT
Non-current assets EREEE
Property and equipment EYSES 12 2,483,582 2,450,208
Investment properties KREME 13 5,359,845 5,358,640
Properties under development FaEEgasky/ES 14 955,398 935,311
Right-of-use assets FREEE 15 318,126 316,788
Goodwiill mE 16 98,995 98,995
Other intangible assets HihEmrEE 17 32,522 34,257
Equity investments designated at fair value 157€ 2% A AEEFT A E A
through other comprehensive income EEWRENEREE 18 392,590 374,672
Long term prepayments R R EENEN 19 338,761 134,213
Deferred tax assets IR IAE 20 11,889 6,444
Restricted cash ZRHIRE 25 - 8,022
Total non-current assets HIEREEE 9,991,708 9,718,450
Current assets RENEE
Completed properties held for sale FEHEE R TYE 22 1,255,130 1,734,021
Properties under development FEEesky/E 14 1,153,750 497,524
Inventories PES 24,631 27,700
Trade receivables B E Z BRI 23 37,636 29,375
Prepayments, other receivables and other  F8 13 70 I8 ~ E fth & U Rk T8 Kz
assets Hih&EE 24 539,276 701,005
Amounts due from related companies FEUR B BS A B =18 35 1,009,969 1,060,275
Financial assets at fair value through BAREE d’)\?ﬁﬁﬁ
profit or loss EREE 113 650
Restricted cash ZPREIIRE 25 114,776 14,271
Cash and cash equivalents BERIREEEY 25 994,112 408,493
Investment properties classified DA IFHEZREYME
as held for sale 13 54,755 316,960
Total current assets BRENEE 5,184,148 4,790,274
Current liabilities Bt R=RE
Trade payables FEfT B 5 BR™ 26 532,399 643,029
Other payables and accruals HMEMRIERESE R 27 289,684 212,871
Contract liabilities aHaE 28 393,694 476,063
Amounts due to related companies FETBAR A B I8 35 605,910 711,707
Interest-bearing bank and other borrowings 5t B 817 & EL &R 29 665,555 351,860
Lease liabilities HEaE 15 35,061 24,297
Tax payable FESIRIE 10 549,082 597,102
Total current liabilities wREhasE 3,071,385 3,016,929
Net current assets REEEREE 2,112,763 1,773,345
Total assets less current liabilities BEERTHERE 12,104,471 11,491,795
continued/...
=Y
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION

e B IR IR

31 December 2020 §22020512331H

2020 2019
2020%F 20194
Notes RMB’000 RMB’000
JioE=3 AR®BEFT AREFT
Non-current liabilities ERBER
Interest-bearing bank and other borrowings 5t B R17 K& ELfth{& X 29 4,803,094 4,104,245
Deferred tax liabilities RICRIEEE 20 907,819 937,915
ease liabilities HEas 15 316,140 308,100
Total non-current liabilities wIEREaE 6,027,053 5,350,260
Net assets BEE 6,077,418 6,141,535
Equity R
Equity attributable to owners of the parent & A B HE ABEILEZR
Share capital PREN 30 160,220 160,443
Reserves B 32 5,674,558 5,623,608
5,834,778 5,784,051
Non-controlling interests JEFER R 242,640 357,484
Total equity RS 6,077,418 6,141,535
Shi Nanlu Liu Bo
Jikeagisd 2%
Director Director
EE EBE
HEFRTHEERERAT

“ZTEFR
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CON SOLIDATED STATEMENT OF CHANGES IN EQUITY

o T AR B R

Year ended 31 December 2020 #;ZFE2020F12831HIEFE

Attributable to owners of the parent

BARRRAES
Share Statutory  Exchange Non-
Share premium Capital  Fair value Other surplus  fluctuation Retained controlling Total
capital account reserve reserve reserve reserve reserve profits Total interests equity
faf ‘ 24 ‘ pivd ER R
ik BER  RMEE 0 BERE  BMEE  BEEE O RBRE  REUE 5t & 4
RMB'000 RMB'000 RMB'000 RMB’000 RMB’000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
ABBTR  ABETT ABETR ARETR ARETR ARETR ARETR ARETR ARETR ARETR ARETR
Note 30 Notes 306326 Note 3 Note 31 Note 36
&30 KE0kp HiEtaon) VG Wiz
At 1 January 2019 H2019E181R 144,850 573233 1,281,751 6,750 5974 81,716 233,896 3254816 5,582,986 315,067 5,898,043
Proft for the year ERRE - - - - - - - 26,270 26,270 19,019 45,289
Other comprehensive income LG
for the year:
Bxchange differences related to AEENERZ
foreign operations EREE - - - - - - 10741 - 10741 S 10,741
Total comprehensive income FR2ENGEE
for the year - - - - - - 10,741 26,270 37,011 19,019 56,030
Issue of new shares éﬁﬁ%ﬁﬁ% ) 15,593 148,461 - - - - - - 164,054 - 164,054
Acquiston of a subsidiary WE-BHEAT - - - - - 5 = = = 23,608 23608
Liquidation of a subsiciary —fHEATER - - - - - - - - - (200 200
At 31 December 2019 R2019E12831H 160,443 721694 1,281,751 6,750" 5974 81,716* 244637 3281086 5,784,051 367 484 6,141,535
At 1 January 2020 ROVUEIR1H 160443 720694 1281750 6,750 5074 BT 2463 3281085  GTBA051 37484 61415
Proft forthe yeer ERRIE - = S - 5 . - M40 M40 (1938 25081
Other comprehensive income FREMZENE
for the year:
Exchange differences related to EEENERC ERER
foreign operations - - - - - - (14,755) - (14,755) - (14,755)
Changes in fair value of investments — FAREEFAENZE
at fair value through other WENRENALEE
comprehensive income, net of tax 28 RRE - - - 12,900 - - - - 12,900 - 12,900
Total comprehensive income ERRENGEE
for the year - - - 12,900 - - (14,755) 44,429 42,514 (19,348) 23,226
Repurchase of shares BERn (229) (1,997) - - - - - - 2,220) - 2,220)
Disposal of a subsidiary HE-ENEBAT - - - - - - - - - (95,496) (95,496)
Equity-settled share option arrangements Wémmﬁﬁ? i yf&t&ﬁ - - - - 10373 - - - 10373 - 10373
At 31 December 2020 2020128318 160,220 719,697 1,281,751* 19,650* 16,347* 81,716* 209882* 3325515 5834778 242,640 6,077,418
* These reserve accounts comprise the consolidated reserves of  * ZERBROEGEUBRARAGEREAR

RMBS5,674,558,000 (2019: RMB5,623,608,000) in the consolidated statement of

financial position.
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CONSOLIDATED STATEMENT OF CASH FLOWS
e BEaR

Year ended 31 December 2020 & ZE2020F12831HIEFE

2020 2019
20204 20195
Notes RMB’000 RMB’000
iokz3 AR®FT ARMETF T
Cash flows from operating activities & E£BENRERE
Profit before tax BRI A 108,844 380,128
Adjustments for: FEE
Depreciation of property and equipment YE R R EINE 12 98,695 75,856
Amortisation of other intangible assets HithEmr s E#H 17 1,735 433
Depreciation of right-of-use assets FREEENE 15 41,707 43,963
Fair value gain upon transfer to BB EN
investment properties NAEEKRTR 13 (356,806) (50,642)
Changes in fair value of investment BREWMENAREE
properties HE) 73, (23,030) 36,742
Loss on disposal of items of investment HERBEYMEERZ
properties 518 6 36,153 1,427
Changes in fair value of financial assets at %A AEEFTAEBTZ
fair value through profit or loss EMEEZ ANEE
e 6 (163) (31,625)
Gain on disposal of a subsidiary HE—RBARZ Wam 5 (84,937) =
Equity-settled share option expense DR EE 2 BRERS 10,373 =
Finance costs M &R 7 219,197 154,960
Gain on fair value remeasurement of BT 2R IEERIES
existing equity in business combination (XBaHZIEERES
not under common control NAEERD 6 - (451)
51,768 610,791
(Increase)/decrease in properties FaEErREE (18 h0) RL
under development (556,278) 149,158
Decrease in completed properties FEHE B T YR
held for sale 231,513 215,479
Increase in trade receivables FEUWL & 5 BR =R 0 (8,261) (6,702)
Increase in deposits and other receivables 3% 58 Ke B fh fE U =R IBLE /10 (230,191) (34,870)
Decrease/(increase) in prepayments and ~ FAI R R EMEBERL
other assets (180 332,033 (90,882)
(Increase)/decrease in long term FEETEC R (g R
prepayments (208,945) 90,367
Decrease/(increase) in inventories EFERL, () 3,069 @4,131)
(Increase)/decrease in restricted cash FEEMEBMIESRFIRE
for pre-sales proceeds (g R (73,907) 64,523
Decrease in trade payables FE(S B S RFURL (93,449) (55,182)
Increase in other payables and accruals HnE B ETER
1N 84,996 30,318
Increase/(decrease) in contract liabilities GRE’EEM (L) 158,357 (913,963)
Cash (used in)/generated REXRE GER) EEN
from operations H/E (309,295) 54,906
Interest paid BENFIE (396,872) (235,722)
Income tax and land appreciation tax paid B A1 Fr1S0 K T g ER (94,695) (186,630)
Net cash flows used in operating REXEZFERNRERE
activities ] (800,862) (367,446)
continued/...
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CONSOLIDATED STATEMENT OF CASH FLOWS

mEBEER

Year ended 31 December 2020 #;ZFE2020F12831HIEFE

2020 2019
20204 20194
Notes RMB’000 RMB’000
i3 ARBEFT AREFT
Cash flows from investing activities REXBEENRESRE
Investment on equity investments IEEARRADEERA
designated at fair value through other Hh2mEK =
comprehensive income BRAKENRE (718) (372)
Investment on financial assets at fair value  ZA A BET ABEHZ
through profit or loss ETMEERE (332 (82,570)
Proceeds from disposal of financial assets HEZAABETAEBRZZ
at fair value through profit or loss ERMBEEZMERIE 1,032 155,638
Purchases of items of property and BEYERRFEER
equipment (62,306) (111,235)
Proceeds from disposal of items of HEMERRBERME
property and equipment ;I8 22,267 374
Increase in investment properties REYZEEM (71,883) (131,218)
Proceeds from disposal of investment HERXEYZ=MERIAE
properties 588,863 318,166
Repayment from/(loans to) related RAB A BB
companies (BB A ER 50,306 (1,035,735)
Capital refunded to a non-controlling BEFIFERKREZER
shareholder - (200)
Disposal of a subsidiary HE—FEREAR 33 (2,112) -
Acquisition of a subsidiary Wi —E B AT - (66,452)
Increase in restricted cash ZRHIIRE B (17,676) (11,301)
Net cash flows generated REELBEE " ERA®
from/(used in) investing activities HEREFEE 507,441 (964,905)
Cash flows from financing activities MEFHEENRERE
Repayment of loans from related companies BE ¥ A B ETUERR (105,797) (275,201)
New interest-bearing bank and other Mt EIRIT A
borrowings HiEm 1,645,529 4,140,000
Repayment of interest-bearing bank and EEFE fEﬁE’Z
other borrowings Hn g (632,985) (2,651,980)
Principal portion of lease payments HENRNEEE D (24,241) (21,953)
Repurchase of shares AR (2,220) -
Net cash flows generated from MEEHEEN
financing activities HEREPHE 880,286 1,190,866
Net increase/(decrease) in cash and RERRELEYEM
cash equivalents GREZL) 528 586,865 (141,485)
Cash and cash equivalents at FVRERIEEFEY
beginning of year 408,493 548,907
Effect of foreign exchange rate changes, net JMNE FE R FhAY R 28 > JH %8 (1,246) 1,071
Cash and cash equivalents FRREEKRAEEEY
at end of year 994,112 408,493
Analysis of balances of cash and cash R&RIRELEWERDWN
equivalents
Cash and bank balances Be RIRIT4ERR 25 994,112 408,493

China New City Commercial Development Limited
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1.

NOTES TO FINANCIAL STATEMENTS

CORPORATE AND GROUP
INFORMATION

China New City Commercial Development Limited (the “Company”)
is a limited liability company incorporated as an exempted company
in the Cayman Islands on 2 July 2013 under the Companies Law
(revised) of the Cayman lIslands. The registered office address of the
Company is Cricket Square, Hutchins Drive, P.O. Box 2681, Grand
Cayman KY1-1111, Cayman Islands. The Company was separately
listed on the Main Board of the Stock Exchange of Hong Kong
Limited (the “SEHK”) with the stock code “1321” on 10 July 2014
and raised capital amounting to HK$608 million from the market.

The Company is an investment holding company. The Company
and its subsidiaries (together, the “Group”) were members of Zhong
An Group Limited (“Zhong An”) and its subsidiaries (“Zhong An
Group”). Zhong An, the shares of which have been listed on the
Main Board of the Stock Exchange of Hong Kong Limited (“Stock
Exchange”) since November 2007, is the holding company of
Zhong An Group.

The Group is principally engaged in commercial property
development, leasing and hotel operations.

In the opinion of the Company’s directors (the “Directors”),
the ultimate holding company of the Company is Whole Good
Management Limited, a company incorporated in the British Virgin
Islands on 3 May 2007.
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NOTES TO FINANCIAL STATEMENTS
M5 R AR b

31 December 2020 2020E12831H

1. CORPORATE AND GROUP 1. RXERERER (8)

INFORMATION (CONTINUED)

Information about subsidiaries M AT EE

94

Particulars of the Company’s principle subsidiaries are as follows:

Place and date of

KRB EEMBATFENT

Percentage of equity

attributable to the Company
incorporation/ Issued KATEEREE S
registration ordinary shares/ Principal
Name of company and business registered capital 2020 2019  activities
ML G E
G EHMARAM BRTZER HMKE 20205 20198 TEEY
Zhejiang Zhong An Property PRC/Mainland China RMB2,000,000 81.0% 81.0%  Property development
Development Xiaoshan Co., Ltd. “ 3 April 1997
WIRZEHERLUREERATY FE/hERH A #2,000,0007T MEER
199744 H3H
Chunan Minfu Property Co., Ltd. @ PRC/Mainland China RMB6,000,000 100.0% 100.0%  Property development
24 October 2003
FEREREEXERRATY B/ hERH AR #6,000,0007 MEER
2003F10824H
Shanghai Zhong An Property PRC/Mainland China RMB10,000,000 90.0% 90.0%  Property development
Development Co., Ltd. 19 January 2004
LERZEHEREFRAFY E/ FREl R A #10,000,00070 MEER
200415198
Zhejiang Huijun Real Estate Co., Ltd. @ PRC/Mainland China US$27,600,000 99.7% 99.7%  Property development
1 April 2005
MIERELBRAFY FE/ R 27,600,000% 7T MmEHER
20054818
Hangzhou Zhong An Highlong PRC/Mainland China RMB1,000,000 90.0% 90.0%  Project management
Commercial Buildings Co., Ltd. 20 September 2005
IMRZEEBERRARY HEl/ R it AE 1,000,000 MEERE
200594208
Hangzhou Zheng Jiang Real Estate PRC/Mainland China RMB50,000,000 92.5% 92.5%  Property development
Development Co., Ltd. ¥ 16 March 2006
MNE IR EREERAR HE/REIR AR 50,000,0007 MERR
2006435168
Henlly Enterprise Management PRC/Mainland China US$149,061,280 100.0% 100.0%  Property development
(Hangzhou) Co., Ltd. @ 4 December 2006
ERCEER (i) BRAF? e/ REl R 149,061,280% 7T MEER
200612848
Hangzhou Xiaoshan Zhong An Holiday PRC/Mainland China RMB10,000,000 90.0% 90.0%  Hotel management
Inn Co., Ltd. @ 28 May 2007
MNELRZBRABEERAR FE/ SRR R AE%10,000,0007 BIEEER
2007454 28H

China New City Commercial Development Limited
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CORPORATE AND GROUP 1. REIREEREFR (8)

INFORMATION (CONTINUED)
Information about subsidiaries (continued) MEBATERN (&

Percentage of equity
Place and date of

attributable to the Company
incorporation/ Issued AATEEREE S
registration ordinary shares/ Principal
Name of company and business registered capital 2020 2019  activities
MM R
GRS EHMAR A BRTEER MRS 2020 2019 TEEH
Yuyao Zhong An Time Square Commercial PRC/Mainland China RMB5,000,000 90.0% 90.0%  Project management
Management Co., Ltd. ¥ 6 December 2011
SUFRLHABELEHEERERATY  FE/TEARH A #5,000,00070 EEHEE
2011412868
Yuyao Zhong An Time Square PRC/Mainland China RMB100,000,000 90.0% 90.0%  Property development
Development Co., Ltd. 5 August 2013
ARREBREEREERATY e/ FRE R AR #100,000,0007% MEER
2013%8H5H
Yuyao Zhong An Time Square PRC/Mainland China US$16,000,000 93.0% 93.0%  Property development
Property Co., Ltd. @ 13 August 2013
RURZERBREEERATY B/ HERH 16,000,000 7C MEER
201385130
Zhejiang Zhong An Sheng Long PRC/Mainland China RMB50,000,000 90.0% 90.0%  Project management
Commercial Co., Ltd. @ 9 September 2013
MIRRREBERRATY I/ REl R A #50,000,00070 EEERE
2013F9A9H
Cixi Zhong An Property Co., Ltd. PRC/Mainland China RMB50,000,000 90.0% 90.0%  Property development
6 December 2013
BERZBEEFRAFY E/ SRR R A #50,000,0007¢ MELRE
201312568
Hangzhou Zhong An Sheng Long PRC/Mainland China RMB20,000,000 90.0% 90.0%  Property development
Liyumen Property Co., Ltd. ¢ 21 April 2014
MMRZEEEBFIEXARATY e/ FREl Pt A E#520,000,0007 MEER
2014545210
Hangzhou Xixi Huijin Property Co., Ltd. " PRC/Mainland China US$60,000,000 100.0% 100.0%  Property development
18 November 2015
MNEEESBEERAT HE/REIR 60,000,000%7% ES
20155115188
Zhejiang Bairuite Hotel Management PRC/Mainland China RMB50,000,000 90.0% 90.0%  Hotel management
Co. Ltd. @ 19 May 2016
WLARSBEEERRATOD e/ FRE R AR #50,000,0007% BEEE
201655198
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1. CORPORATE AND GROUP
INFORMATION (CONTINUED)

Information about subsidiaries (continued)

Place and date of

MEBARER (B)

Percentage of equity
attributable to the Company

1. 2RFEREEEH (@)

incorporation/ Issued RATEERETE L
registration ordinary shares/ Principal
Name of company and business registered capital 2020 2019 activities
ML MR
AGER S EESEY =L ERTLER EMKE 20205 20198 TEEH
Zhejiang New Screen Theatre PRC/Mainland China RMB10,000,000 100.0% 100.0%  Theatre management
Management Co., Ltd. 29 November 2016
WINRYRCEEEERATY HE/HREIR AR10,000,0007 FheR
20165113298
Hangzhou Qiu Eye Hospital Co., Ltd. PRC/Mainland China RMB50,000,000 72.0% 72.0%  Hospital management
12 August 2016
MR REHERERA e/ FEl Pt AR 150,000,0007 EgE
2016585128
Huaibei Briliant Hotel Co., Ltd. ¥ PRC/Mainland China RMB6,900,000 100.0% 100.0%  Hotel management
16 October 2013
ELAREBEERAROM B/ RERH AR #6,900,0007 BEER
2013%F10516H
Laizhou New Screen Theatre PRC/Mainland China RMB1,000,000 90.0% 90.0%  Theatre management
Management Co., Ltd. 2 May 2017
RN BEREEERERATY FE/HERH AR #1,000,0007 TIREE
2017458208
Zhong An Education Investment British Virgin Islands US$1 100.0% 100.0%  Education development
Holdings Limited 8 May 2018
RRYBREERBRAT HERARES 1% HBER
2018%5H8H
Kunming New Screen PRC/Mainland China RMB1,000,000 90.0% 90.0%  Theatre management
Theatre Management Co., Ltd. ® 27 April 2017
EBEMRY T EREERATOW e/ RE P AR #1,000,0007 FheR
2017E4527H
Yuyao New Screen PRC/Mainland China RMB1,000,000 90.0% 90.0%  Theatre management
Theatre Management Co., Ltd. P 26 September 2017
R BZRCEERERATON E/ REl R AE#1,000,00070 TIREE
2017495268
Hefei Xinmu Cinema PRC/Mainland China RMB1,000,000 90.0% 90.0%  Theatre management
Management 19 March 2018
Co., Ltd. 0
BREMBERERERAZOM FE/HERH AE#1,000,0007T TIREE
2018535190

China New City Commercial Development Limited
2020 Annual Report
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CORPORATE AND GROUP 1. REIREEREFR (8)

INFORMATION (CONTINUED)
Information about subsidiaries (continued) MEBATERN (&

Percentage of equity
Place and date of

attributable to the Company
incorporation/ Issued AATEEREE S
registration ordinary shares/ Principal
Name of company and business registered capital 2020 2019  activities
MM R
NGB EEMERAH BRTLER FMKE 20205 20198 TEEF
Hangzhou Xiaoshan Maggie & PRC/Mainland China RMB1,000,000 68.7% 68.7%  Education development
Rose Culture Co., Ltd. P& 20 September 2018
TN LEHEBEGSUERERATON FE/HERH AE#1,000,00070 HEER
2018595208
Foshan Xinmu Cinema PRC/Mainland China RMB5,000,000 90.0% 90.0%  Theatre management
Management 11 October 2017
Co., Ltd. 0
BUHTMBERCEBEERATY  FE/ PERH A #5,000,00070 FIEE
2017108118
Xuzhou Wanxiang Real Estate PRC/Mainland China RMB258,000,000 45.9% 45.9%  Property development
Development Co., Ltd. @4 28 September 2018
BT ERBELERERAT W FE/ SRR A #258,000,0007 MmEHER
2018594 28H
Hangzhou Xinhuan Cinema Management  PRC/Mainland China RMB1,000,000 45.0% 45.0%  Theatre management
Co., Ltd. G@ 25 April 2018
RN EZ REEERERAF FE/RE R 1,000,000 FhER
2018545250
Ningbo New Screen Theatre PRC/Mainland China RMB1,000,000 69.2% 69.2%  Theatre management
Management Co., Ltd. @ 10 May 2018
BRNETRERFRAFM FE/hE R AR 1,000,0007 FhER
2018%5510H
Tiptop Global Group Limited Samoa Us$4 75.0% 75.0%  Investment holding
8 January 2018
EED 4ETT REER
20185 148H
Hangzhou Zhongan Health PRC/Mainland China RMB5,000,000 90.0% 90.0%  Health management
Management Co., Ltd ©¥ 8 January 2019
MR R RREBRERAF e/ FREl Pt B 5,000,007 feRER
20191584
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1. CORPORATE AND GROUP 1. RXERERER (8)
INFORMATION (CONTINUED)

Information about subsidiaries (continued) MBATER (4B)

Percentage of equity
Place and date of

attributable to the Company
incorporation/ Issued S ATEERET A
registration ordinary shares/ Principal
Name of company and business registered capital 2020 2019 activities
MM MK
AR EHMAR A ERTLER EMKE 20205 20198 TEEH
Chendu Xinhuan Cinema PRC/Mainland China RMB1,000,000 90.0% 90.0%  Theatre management
Management Co., Ltd. 4 April 2019
HENEEREERRATY FE/HERH AR #1,000,0007 FIREE
20194548
Maggie and Rose Limited " England GBP1 46.5% 46.5%  Education development
11 December 2007
HE 1585 HRER
2007128118
The above table lists the subsidiaries of the Company which, in ERIHENARBZHWERE) » EEBA
the opinion of the directors, principally affected the results for the HEIXIEREAERTRNESIERLTER
year or formed a substantial portion of the net assets of the Group. BEEFENEABD EFRE WIH
To give details of other subsidiaries would, in the opinion of the HtBARNFEESERAN TR
directors, result in particulars of excessive length.
Notes: st -
N/A:  Not yet incorporated/established/acquired or liquidated by the Group TR | AEBREMALIL BRI B AR
(@) Types of legal entities: (@) EEBRER -
1) Wholly-foreign-owned enterprise (1) IMEEERE
) Sino-foreign equity joint venture © FOMEERE
) Limited liability company invested by a foreign invested enterprise () SIERERREEAST
(4) Limited liability company (4) BREERE
(b) The capital of these subsidiaries has not been fully injected as at 31 (o) ZEM B AT 2 EAN2020F12H31H 4
December 2020. REEFA
(© These subsidiaries are subsidiaries of a non-wholly-owned subsidiary of (© ZEWBAB AR ER —HIE2EWE
the Group and, accordingly, are accounted for as subsidiaries by virtue of NEINKH B AR Bt AR AEBRHZ
the Group’s unilateral control over the subsidiaries. LB AR Z B EEHEMARSWE
Ade

China New City Commercial Development Limited
98 2020 Annual Report



2.1 BASIS OF PREPARATION

These financial statements have been prepared in accordance
with International Financial Reporting Standards (“IFRSs”),
which comprise standards and interpretations approved by the
International Accounting Standards Board (the “IASB”), and
International Accounting Standards and Standing Interpretations
Committee interpretations approved by the International Accounting
Standards Committee that remain in effect and the disclosure
requirements of the Hong Kong Companies Ordinance. They have
been prepared under the historical cost convention, except for
investment properties, investment properties classified as held
for sale, equity investments designated at fair value through other
comprehensive income and financial assets at fair value through
profit or loss which have been measured at fair value as explained
in the accounting policies set out below. These financial statements
are presented in Renminbi (“RMB”) and all values are rounded to
the nearest thousand except when otherwise indicated.

Basis of consolidation

The consolidated financial statements include the financial
statements of the Company and its subsidiaries for the year ended
31 December 2020. A subsidiary is an entity (including a structured
entity), directly or indirectly, controlled by the Company. Control
is achieved when the Group is exposed, or has rights, to variable
returns from its involvement with the investee and has the ability
to affect those returns through its power over the investee (i.e.,
existing rights that give the Group the current ability to direct the
relevant activities of the investee).

2.1
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2.1 BASIS OF PREPARATION

(CONTINUED)
Basis of consolidation (continued)

When the Company has, directly or indirectly, less than a majority
of the voting or similar rights of an investee, the Group considers all
relevant facts and circumstances in assessing whether it has power
over an investee, including:

(@  the contractual arrangement with the other vote holders of
the investee;

(b)  rights arising from other contractual arrangements; and
(c)  the Group’s voting rights and potential voting rights.

The financial statements of the subsidiaries are prepared for
the same reporting period as the Company, using consistent
accounting policies. The results of subsidiaries are consolidated
from the date on which the Group obtains control and continue to
be consolidated until the date that such control ceases.

Profit or loss and each component of other comprehensive
income are attributed to the owners of the parent of the Group
and to the non-controlling interests, even if this results in the non-
controlling interests having a deficit balance. All intra-group assets
and liabilities, equity, income, expenses and cash flows relating to
transactions between members of the Group are eliminated in full
on consolidation.

The Group reassesses whether or not it controls an investee if
facts and circumstances indicate that there are changes to one or
more of the three elements of control described above. A change
in the ownership interest of a subsidiary, without a loss of control, is
accounted for as an equity transaction.

China New City Commercial Development Limited
2020 Annual Report
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2.1 BASIS OF PREPARATION

(CONTINUED)
Basis of consolidation (continued)

If the Group loses control over a subsidiary, it derecognises (i)
the assets (including goodwill) and liabilities of the subsidiary,
(i) the carrying amount of any non-controlling interest and (iii)
the cumulative translation differences recorded in equity; and
recognises (i) the fair value of the consideration received, (i) the fair
value of any investment retained and (iii) any resulting surplus or
deficit in profit or loss. The Group’s share of components previously
recognised in other comprehensive income is reclassified to profit or
loss or retained profits, as appropriate, on the same basis as would
be required if the Group had directly disposed of the related assets
or liabilities.

2.2 CHANGES IN ACCOUNTING

POLICIES AND DISCLOSURES

The Group has adopted the Conceptual Framework for Financial
Reporting 2018 and the following revised IFRSs for the first time for
the current year’s financial statements.

Amendments to IFRS 3 Definition of a Business

Amendments to IFRS 9, Interest Rate Benchmark

IAS 39 and IFRS 7 Reform

Amendments to IAS 1 and IAS 8  Definition of Material

The adoption of the Conceptual Framework for Financial Reporting
2018 and the above revised IFRSs do not have any material impact
on the Group’s financial statements.
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2.3 ISSUED BUT NOT YET EFFECTIVE
INTERNATIONAL FINANCIAL
REPORTING STANDARDS

The Group has not applied the following new and revised IFRSs,

that have been issued but are not yet effective, in these financial

statements.

Amendments to IFRS 3

Amendments to IFRS 9, IAS 39,

IFRS 7, IFRS 4 and IFRS 16
Amendments to IFRS 10 and
IAS 28
IFRS 17
Amendments to IFRS 17
Amendments to IAS 1

Amendments to IAS 1

Amendments to IAS 16

Amendment to IFRS 16
Amendments to IAS 37
Amendments to IAS 8

Annual Improvements to
IFRS standards’ 2018-2020

Reference to the Conceptual
Framework®

Interest Rate Benchmark
Reform — Phase 2°

Sale or Contribution of Assets
between an Investor and its
Associate or Joint Venture®

Insurance Contracts?

Insurance Contracts® ©

Classification of Liabilities as
Current or Non-current*

Disclosure of Accounting
Policies?

Property, Plant and Equipment:
Proceeds before Intended
Use?®

Covid-19-Related Rent
Concessions’

Onerous Contracts — Cost of
Fulfiling a Contract’

Definition of Accounting
Estimates?

Amendments to IFRS 1, IFRS
9, lllustrative Examples
accompanying IFRS 16, and
IAS 413

! Effective for annual periods beginning on or after 1 June 2020

2 Effective for annual periods beginning on or after 1 January 2021

8 Effective for annual periods beginning on or after 1 January 2022

& Effective for annual periods beginning on or after 1 January 2023

e No mandatory effective date yet determined but available for adoption

e As a consequence of the amendments to IFRS 17 issued in June 2020,

IFRS 4 was amended to extend the temporary exemption that permits

insurers to apply IAS 39 rather than IFRS 9 for annual periods beginning

before 1 January 2023

China New City Commercial Development Limited
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2.3 ISSUED BUT NOT YET EFFECTIVE

INTERNATIONAL FINANCIAL
REPORTING STANDARDS
(CONTINUED)

The Group is in the process of making an assessment of the impact
of these new and revised IFRSs upon initial application. So far, the
Group considers that, these new and revised IFRSs are unlikely to
have a significant impact on the Group’s results of operations and
financial position.

2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES
Business combinations and goodwill

Business combinations are accounted for using the acquisition
method. The consideration transferred is measured at the
acquisition date fair value which is the sum of the acquisition date
fair values of assets transferred by the Group, liabilities assumed
by the Group to the former owners of the acquiree and the
equity interests issued by the Group in exchange for control of
the acquiree. For each business combination, the Group elects
whether to measure the non-controlling interests in the acquiree
that are present ownership interests and entitle their holders to a
proportionate share of net assets in the event of liquidation at fair
value or at the proportionate share of the acquiree’s identifiable
net assets. All other components of non-controlling interests are
measured at fair value. Acquisition-related costs are expensed as
incurred.

The Group determines that it has acquired a business when
the acquired set of activities and assets includes an input and a
substantive process that together significantly contribute to the
ability to create outputs.

When the Group acquires a business, it assesses the financial
assets and liabilities assumed for appropriate classification and
designation in accordance with the contractual terms, economic
circumstances and pertinent conditions as at the acquisition date.
This includes the separation of embedded derivatives in host
contracts of the acquiree.
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2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES
(CONTINUED)

Business combinations and goodwill
(continued)

If the business combination is achieved in stages, the previously
held equity interest is remeasured at its acquisition date fair value
and any resulting gain or loss is recognised in profit or loss.

Any contingent consideration to be transferred by the acquirer
is recognised at fair value at the acquisition date. Contingent
consideration classified as an asset or liability is measured
at fair value with changes in fair value recognised in profit or
loss. Contingent consideration that is classified as equity is not
remeasured and subsequent settlement is accounted for within
equity.

Goodwill is initially measured at cost, being the excess of the
aggregate of the consideration transferred, the amount recognised
for non-controlling interests and any fair value of the Group’s
previously held equity interests in the acquiree over the identifiable
net assets acquired and liabilities assumed. If the sum of this
consideration and other items is lower than the fair value of the net
assets acquired, the difference is, after reassessment, recognised in
profit or loss as a gain on bargain purchase.

After initial recognition, goodwill is measured at cost less any
accumulated impairment losses. Goodwill is tested for impairment
annually or more frequently if events or changes in circumstances
indicate that the carrying value may be impaired. The Group
performs its annual impairment test of goodwill as at 31 December.
For the purpose of impairment testing, goodwill acquired in a
business combination is, from the acquisition date, allocated to
each of the Group’s cash-generating units, or groups of cash-
generating units, that are expected to benefit from the synergies of
the combination, irrespective of whether other assets or liabilities of
the Group are assigned to those units or groups of units.

China New City Commercial Development Limited
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2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES
(CONTINUED)

Business combinations and goodwill
(continued)

Impairment is determined by assessing the recoverable amount of
the cash-generating unit (group of cash-generating units) to which
the goodwill relates. Where the recoverable amount of the cash-
generating unit (group of cash-generating units) is less than the
carrying amount, an impairment loss is recognised. An impairment
loss recognised for goodwill is not reversed in a subsequent period.

Where goodwill has been allocated to a cash-generating unit (or
group of cash-generating units) and part of the operation within
that unit is disposed of, the goodwill associated with the operation
disposed of is included in the carrying amount of the operation
when determining the gain or loss on the disposal. Goodwill
disposed of in these circumstances is measured based on the
relative value of the operation disposed of and the portion of the
cash-generating unit retained.

Fair value measurement

The Group measures its investment properties and equity
investments at fair value at the end of each reporting period. Fair
value is the price that would be received to sell an asset or paid
to transfer a liability in an orderly transaction between market
participants at the measurement date. The fair value measurement
is based on the presumption that the transaction to sell the asset
or transfer the liability takes place either in the principal market for
the asset or liability, or in the absence of a principal market, in the
most advantageous market for the asset or liability. The principal
or the most advantageous market must be accessible by the
Group. The fair value of an asset or a liability is measured using
the assumptions that market participants would use when pricing
the asset or liability, assuming that market participants act in their
economic best interest.

NOTES TO FINANCIAL STATEMENTS
M BRI

31 December 2020 2020512831 H

24 FEGHEEREBE (48)

EBGHREE (B

ERELREEEETEHEEEARS
ELET (M) AR WRBIZERRE > HIR
TEHET () 2T WESRERZET
(#) ZAREE AIEREEBR -LEHE
ERZBEGETSERENHR RS
o

HEENEERTELET HREEL
Broil) MZEMEBN—SBHREE
ATESt B E NSRS B E X
BARRRE B R St A EBREE W
HENFEENBRHEEXHHFRER
EERBETEONENENE-

AREEHE

FEEREBRESPRRAABETER
REMPENRERE - AAEERNEGE
HmSE2EEEAFRSTHEERE
WIS EEREAS M 2Bk A nE
BEFENENBRRNEENEANTIE
TG WHEETET S ARNEENER
RANNTSETHEEENEEER
NRZMEE  TENEANTIHABRK
EEME - —REENBBENRAAEBER
STERDRATSESHENHEENE
EEBERFANRR TRRHHE2HEE
MH B EEERN@mTE-

R EEEEERAT
~s—sxzx 105

BT



106

NOTES TO FINANCIAL STATEMENTS
M5 R IR

31 December 2020 2020E12831H

2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES
(CONTINUED)

Fair value measurement (continued)

A fair value measurement of a non-financial asset takes into
account a market participant’s ability to generate economic benefits
by using the asset in its highest and best use or by selling it to
another market participant that would use the asset in its highest
and best use.

The Group uses valuation techniques that are appropriate in
the circumstances and for which sufficient data are available to
measure fair value, maximising the use of relevant observable inputs
and minimising the use of unobservable inputs.

All assets and liabilities for which fair value is measured or disclosed
in the financial statements are categorised within the fair value
hierarchy, described as follows, based on the lowest level input that
is significant to the fair value measurement as a whole:

Level 1 - based on quoted prices (unadjusted)
in active markets for identical assets or
liabilities

Level 2 - based on valuation techniques for which the
lowest level input that is significant to the
fair value measurement is observable, either
directly or indirectly

Level 3 - based on valuation techniques for which the
lowest level input that is significant to the fair
value measurement is unobservable

For assets and liabilities that are recognised in the financial
statements on a recurring basis, the Group determines whether
transfers have occurred between levels in the hierarchy by
reassessing categorisation (based on the lowest level input that is
significant to the fair value measurement as a whole) at the end of
each reporting period.
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2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES
(CONTINUED)

Impairment of non-financial assets

Where an indication of impairment exists, or when annual
impairment testing for an asset is required (other than inventories,
deferred tax assets, financial assets, completed properties held
for sale, properties under development, investment properties and
non-current assets/a disposal group classified as held for sale), the
asset’s recoverable amount is estimated. An asset’s recoverable
amount is the higher of the asset’s or cash-generating unit’s value
in use and its fair value less costs of disposal, and is determined for
an individual asset, unless the asset does not generate cash inflows
that are largely independent of those from other assets or groups of
assets, in which case the recoverable amount is determined for the
cash-generating unit to which the asset belongs.

An impairment loss is recognised only if the carrying amount of an
asset exceeds its recoverable amount. In assessing value in use,
the estimated future cash flows are discounted to their present
value using a pre-tax discount rate that reflects current market
assessments of the time value of money and the risks specific to
the asset. An impairment loss is charged to the statement of profit
or loss in the period in which it arises, unless the asset is carried at
a revalued amount, in which case the impairment loss is accounted
for in accordance with the relevant accounting policy for that
revalued asset.
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NOTES TO FINANCIAL STATEMENTS
M5 R IR

31 December 2020 2020E12831H

2.4 SUMMARY OF SIGNIFICANT 2.4 FEGHHRINE (48)

ACCOUNTING POLICIES
(CONTINUED)

Impairment of non-financial assets
(continued)

An assessment is made at the end of each reporting period as
to whether there is any indication that previously recognised
impairment losses may no longer exist or may have decreased.
If such an indication exists, the recoverable amount is estimated.
A previously recognised impairment loss of an asset other than
goodwill is reversed only if there has been a change in the estimates
used to determine the recoverable amount of that asset, but not
to an amount higher than the carrying amount that would have
been determined (net of any depreciation/amortisation) had no
impairment loss been recognised for the asset in prior years. A
reversal of such an impairment loss is credited to the statement
of profit or loss in the period in which it arises, unless the asset
is carried at a revalued amount, in which case the reversal of the
impairment loss is accounted for in accordance with the relevant
accounting policy for that revalued asset.

Related parties

A party is considered to be related to the Group if:
(@ the party is a person or a close member of that person’s
family and that person
(i) has control or joint control over the Group;
(ii) has significant influence over the Group; or
(i) is a member of the key management personnel of the
Group or of a parent of the Group;

or
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2.4 SUMMARY OF SIGNIFICANT
ACCOUNTING POLICIES
(CONTINUED)

Related parties (continued)

(o) the party is an entity where any of the following conditions

applies:

(i)

(vii)

(vil

the entity and the Group are members of the same
group;

one entity is an associate or joint venture of the other
entity (or of a parent, subsidiary or fellow subsidiary of
the other entity);

the entity and the Group are joint ventures of the same
third party;

one entity is a joint venture of a third entity and the
other entity is an associate of the third entity;

the entity is a post-employment benefit plan for the
benefit of employees of either the Group or an entity
related to the Group;

the entity is controlled or jointly controlled by a person
identified in (a);

a person identified in (a)() has significant influence
over the entity or is a member of the key management
personnel of the entity (or of a parent of the entity); and

the entity, or any member of a group of which it is a
part, provides key management personnel services to
the Group or to the parent of the Group.
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NOTES TO FINANCIAL STATEMENTS
M5 R IR

31 December 2020 2020E12831H

2.4 SUMMARY OF SIGNIFICANT 2.4 FEGHHRINE (48)

ACCOUNTING POLICIES
(CONTINUED)

Property and equipment and depreciation

Property and equipment, other than construction in progress, are
stated at cost less accumulated depreciation and any impairment
losses. The cost of an item of property and equipment comprises
its purchase price and any directly attributable costs of bringing
the asset to its working condition and location for its intended use.
Cost may also include transfers from equity of any gains or losses
on qualifying cash flow hedges of foreign currency purchases of
property and equipment.

Expenditure incurred after items of property and equipment have
been put into operation, such as repairs and maintenance, is
normally charged to the statement of profit or loss in the period in
which it is incurred. In situations where the recognition criteria are
satisfied, the expenditure for a major inspection is capitalised in the
carrying amount of the asset as a replacement. Where significant
parts of property and equipment are required to be replaced at
intervals, the Group recognises such parts as individual assets with
specific useful lives and depreciates them accordingly.

Depreciation is calculated on the straight-line basis to write off the
cost of each item of property and equipment to its residual value
over its estimated useful life. The principal annual rates used for this
purpose are as follows:

Buildings 4.75%
Hotel properties 2.38%
Office equipment 9.5% to 19%
Motor vehicles 19%

Leasehold improvements Over the shorter
of the lease terms

and 19%
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2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES
(CONTINUED)

Property and equipment and depreciation
(continued)

Where parts of an item of property and equipment have different
useful lives, the cost of that item is allocated on a reasonable basis
among the parts and each part is depreciated separately. Residual
values, useful lives and the depreciation method are reviewed, and
adjusted if appropriate, at least at each financial year end.

An item of property and equipment including any significant part
initially recognised is derecognised upon disposal or when no future
economic benefits are expected from its use or disposal. Any gain
or loss on disposal or retirement recognised in the statement of
profit or loss in the year the asset is derecognised is the difference
between the net sales proceeds and the carrying amount of the
relevant asset.

Construction in progress represents a building under construction,
which is stated at cost less any impairment losses, and is not
depreciated. Cost comprises the direct costs of construction and
capitalised borrowing costs on related borrowed funds during the
period of construction. Construction in progress is reclassified
to the appropriate category of property and equipment when
completed and ready for use.
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31 December 2020 2020E12831H

2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES
(CONTINUED)

Investment properties

Investment properties are interests in land and buildings (including
the leasehold property held as a right-of-use asset which would
otherwise meet the definition of an investment property) held to
earn rental income and/or for capital appreciation, rather than
for use in the production or supply of goods or services or for
administrative purposes; or for sale in the ordinary course of
business. Investment properties comprise completed investment
properties and investment properties under construction. Such
properties are measured initially at cost, including transaction costs.
Subsequent to initial recognition, investment properties are stated
at fair value, which reflects market conditions at the end of the
reporting period.

Gains or losses arising from changes in the fair values of investment
properties are included in the statement of profit or loss in the year
in which they arise.

Any gains or losses on the retirement or disposal of an investment
property are recognised in the statement of profit or loss in the year
of the retirement or disposal.

The Group determines whether completed properties held for
sale and properties under development would be transferred to
investment properties when, only when, there is a change in use,
evidenced by the following criteria: (a) the Group has prepared
a business plan that reflects the future rental income generated
by the property and this is supported with evidence that there is
demand for rental space; (b) the Group can demonstrate that it
has the resources, including the necessary financing or capital, to
hold and manage an investment property; (c) the change in use is
legally permissible; (d) if the property must be further developed for
the change in use, the development has commenced and (e) the
change in use is approved by the board.
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2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES
(CONTINUED)

Properties under development

Properties under development are stated at the lower of cost
and net realisable value and comprise land costs, construction
costs, borrowing costs, professional fees and other costs directly
attributable to such properties incurred during the development
period.

Properties under development which are already under construction
or expected to be under construction within twelve months or have
an explicit business plan for construction are classified as current
assets. Other properties under development are classified as non-
current assets.

Completed properties held for sale

Completed properties held for sale are stated at the lower of cost
and net realisable value. Cost is determined by an apportionment
of the total costs of land and buildings attributable to the unsold
properties. Net realisable value takes into account the selling price,
less estimated costs to be incurred in selling the properties based
on prevailing market conditions.
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2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES
(CONTINUED)

Other intangible assets (other than
goodwill)

Other intangible assets acquired separately are measured on initial
recognition at cost. The cost of other intangible assets acquired in a
business combination is the fair value at the date of the acquisition.
The useful lives of other intangible assets are assessed to be finite.
Other intangible assets with finite lives are subsequently amortised
over the useful economic life and assessed for impairment
whenever there is an indication that the other intangible asset may
be impaired. The amortisation period and the amortisation method
for an intangible asset with a finite useful life are reviewed at least at
each reporting period.

The principal estimated useful lives of other intangible assets are as

follows:

Estimated
Category useful life
Brandname 20 years
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2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES
(CONTINUED)

Leases

The Group assesses at contract inception whether a contract is, or
contains, a lease. A contract is, or contains, a lease if the contract
conveys the right to control the use of an identified asset for a
period of time in exchange for consideration.

Group as a lessee

The Group applies a single recognition and measurement approach
for all leases, except for short-term leases and leases of low-
value assets. The Group recognises lease liabilities to make lease
payments and right-of-use assets representing the right to use the
underlying assets.

(@) Right-of-use assets

Right-of-use assets are recognised at the commencement
date of the lease (that is the date the underlying asset is
available for use). Right-of-use assets are measured at cost,
less any accumulated depreciation and any impairment
losses, and adjusted for any remeasurement of lease
liabilities. The cost of right-of-use assets includes the amount
of lease liabilities recognised, initial direct costs incurred, and
lease payments made at or before the commencement date
less any lease incentives received. Right-of-use assets are
depreciated on a straight-line basis over the shorter of the
lease terms and the estimated useful lives of the assets as
follows:

Buildings 510 18 years

If ownership of the leased asset transfers to the Group by
the end of the lease term or the cost reflects the exercise
of a purchase option, depreciation is calculated using the
estimated useful life of the asset.
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31 December 2020 2020E12831H

2.4 SUMMARY OF SIGNIFICANT
ACCOUNTING POLICIES
(CONTINUED)

Leases (continued)

Group as a lessee (continued)

®)

Lease liabilities

Lease liabilities are recognised at the commencement date
of the lease at the present value of lease payments to be
made over the lease term. The lease payments include
fixed payments (including in-substance fixed payments) less
any lease incentives receivable, variable lease payments
that depend on an index or a rate, and amounts expected
to be paid under residual value guarantees. The lease
payments also include the exercise price of a purchase
option reasonably certain to be exercised by the Group and
payments of penalties for termination of a lease, if the lease
term reflects the Group exercising the option to terminate the
lease. The variable lease payments that do not depend on an
index or a rate are recognised as an expense in the period
in which the event or condition that triggers the payment
occurs.

In calculating the present value of lease payments, the
Group uses its incremental borrowing rate at the lease
commencement date because the interest rate implicit in the
lease is not readily determinable. After the commencement
date, the amount of lease liabilities is increased to reflect the
accretion of interest and reduced for the lease payments
made. In addition, the carrying amount of lease liabilities is
remeasured if there is a modification, a change in the lease
term, a change in lease payments (e.g., a change to future
lease payments resulting from a change in an index or rate)
or a change in assessment of an option to purchase the
underlying asset.
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2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES
(CONTINUED)

Leases (continued)

Group as a lessee (continued)
(c)  Short-term leases and leases of low-value assets

The Group applies the short-term lease recognition
exemption to its short-term leases of machinery and
equipment (that is those leases that have a lease term of 12
months or less from the commencement date and do not
contain a purchase option). It also applies the recognition
exemption for leases of low-value assets to leases of office
equipment and laptop computers that are considered to be
of low value.

Lease payments on short-term leases and leases of low-
value assets are recognised as an expense on a straight-line
basis over the lease term.

Group as a lessor

When the Group acts as a lessor, it classifies at lease inception (or
when there is a lease modification) each of its leases as either an
operating lease or a finance lease.

Leases in which the Group does not transfer substantially all the
risks and rewards incidental to ownership of an asset are classified
as operating leases. When a contract contains lease and non-lease
components, the Group allocates the consideration in the contract
to each component on a relative stand-alone selling price basis.
Rental income is accounted for on a straight-line basis over the
lease terms and is included in revenue in the statement of profit
or loss due to its operating nature. Initial direct costs incurred in
negotiating and arranging an operating lease are added to the
carrying amount of the leased asset and recognised over the lease
term on the same basis as rental income. Contingent rents are
recognised as revenue in the period in which they are earned.
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2.4 SUMMARY OF SIGNIFICANT
ACCOUNTING POLICIES
(CONTINUED)

Investments and other financial assets

Initial recognition and measurement

Financial assets are classified, at initial recognition, as subsequently
measured at amortised cost, fair value through other comprehensive

income, and fair value through profit or loss.

The classification of financial assets at initial recognition depends
on the financial asset’s contractual cash flow characteristics and
the Group’s business model for managing them. With the exception
of trade receivables that do not contain a significant financing
component or for which the Group has applied the practical
expedient of not adjusting the effect of a significant financing
component, the Group initially measures a financial asset at its fair
value, plus in the case of a financial asset not at fair value through
profit or loss, transaction costs. Trade receivables that do not
contain a significant financing component or for which the Group

24 FEGERBE ()

REREMERMEE
ML R R

TRBEENEREIFDERERLE
WA E - RANBESFAHMEEK
mRBANBES AL

TREENEREIFNOB/R TR/
BEGHREMNENFERTEEER
ZEEENEBRL - BRUEERNMEN
DHAAEEREEAFABEARER
NREERRE S ENREREZ R/
FrEEVBREREENAAEEBEN (H
WIFRARBESABENEREE) X
ZAGERREE - I T X AR
FREEER > WM B ARE N D HAEE R
IEBEREE S EZNEWE 7 RWIE
BEEMBREEEIGRERZER

has applied the practical expedient are measured at the transaction
price determined under IFRS 15 in accordance with the policies set
out for “Revenue recognition” below.

In order for a financial asset to be classified and measured at
amortised cost or fair value through other comprehensive income,
it needs to give rise to cash flows that are solely payments of
principal and interest (“SPPI”) on the principal amount outstanding.
Financial assets with cash flows that are not SPPI are classified
and measured at fair value through profit or loss, irrespective of the
business model.
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2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES
(CONTINUED)

Investments and other financial assets
(continued)

Initial recognition and measurement (continued)

The Group’s business model for managing financial assets refers
to how it manages its financial assets in order to generate cash
flows. The business model determines whether cash flows will
result from collecting contractual cash flows, selling the financial
assets, or both. Financial assets classified and measured at
amortised cost are held within a business model with the objective
to hold financial assets in order to collect contractual cash flows,
while financial assets classified and measured at fair value through
other comprehensive income are held within a business model
with the objective of both holding to collect contractual cash
flows and selling. Financial assets which are not held within the
aforementioned business models are classified and measured at fair
value through profit or loss.

All regular way purchases and sales of financial assets are
recognised on the trade date, that is, the date that the Group
commits to purchase or sell the asset. Regular way purchases or
sales are purchases or sales of financial assets that require delivery
of assets within the period generally established by regulation or
convention in the marketplace.
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2.4 SUMMARY OF SIGNIFICANT
ACCOUNTING POLICIES
(CONTINUED)

Investments and other financial assets
(continued)

Subsequent measurement

The subsequent measurement of financial assets depends on their

classification as follows:

Financial assets at amortised cost (debt instruments)

Financial assets at amortised cost are subsequently measured
using the effective interest method and are subject to impairment.
Gains and losses are recognised in the statement of profit or loss

when the asset is derecognised, modified or impaired.

Financial assets at fair value through other comprehensive

income (debt instruments)
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For debt investments at fair value through other comprehensive
income, interest income, foreign exchange revaluation and
impairment losses or reversals are recognised in the statement of
profit or loss and computed in the same manner as for financial
assets measured at amortised cost. The remaining fair value
changes are recognised in other comprehensive income. Upon
derecognition, the cumulative fair value change recognised in other
comprehensive income is recycled to the statement of profit or loss.
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2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES
(CONTINUED)

Investments and other financial assets
(continued)

Financial assets designated at fair value through other
comprehensive income (equity investments)

Upon initial recognition, the Group can elect to classify irrevocably
its equity investments as equity investments designated at fair
value through other comprehensive income when they meet the
definition of equity under IAS 32 Financial Instruments. Presentation
and are not held for trading. The classification is determined on an
instrument-by-instrument basis.

Gains and losses on these financial assets are never recycled to
the statement of profit or loss. Dividends are recognised as other
income in the statement of profit or loss when the right of payment
has been established, it is probable that the economic benefits
associated with the dividend will flow to the Group and the amount
of the dividend can be measured reliably, except when the Group
benefits from such proceeds as a recovery of part of the cost of
the financial asset, in which case such gains are recorded in other
comprehensive income. Equity investments designated at fair value
through other comprehensive income are not subject to impairment
assessment.

Financial assets at fair value through profit or loss

Financial assets at fair value through profit or loss are carried in the
statement of financial position at fair value with net changes in fair
value recognised in the statement of profit or loss.

This category includes equity investments which the Group had
not irrevocably elected to classify at fair value through other
comprehensive income. Dividends on equity investments classified
as financial assets at fair value through profit or loss are also
recognised as other income in the statement of profit or loss when
the right of payment has been established, it is probable that the
economic benefits associated with the dividend will flow to the
Group and the amount of the dividend can be measured reliably.
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2.4 SUMMARY OF SIGNIFICANT
ACCOUNTING POLICIES

(CONTINUED)

Derecognition of financial assets

A financial asset (or, where applicable, a part of a financial asset or
part of a group of similar financial assets) is primarily derecognised
(i.e., removed from the Group’s consolidated statement of financial

position) when:

° the rights to receive cash flows from the asset have expired;

or

° the Group has transferred its rights to receive cash flows from
the asset or has assumed an obligation to pay the received
cash flows in full without material delay to a third party under
a “pass-through” arrangement; and either (a) the Group
has transferred substantially all the risks and rewards of the
asset, or (b) the Group has neither transferred nor retained
substantially all the risks and rewards of the asset, but has

transferred control of the asset.

When the Group has transferred its rights to receive cash flows
from an asset or has entered into a pass-through arrangement,
it evaluates if, and to what extent, it has retained the risk and
rewards of ownership of the asset. When it has neither transferred
nor retained substantially all the risks and rewards of the asset nor
transferred control of the asset, the Group continues to recognise
the transferred asset to the extent of the Group’s continuing
involvement. In that case, the Group also recognises an associated
liability. The transferred asset and the associated liability are
measured on a basis that reflects the rights and obligations that the

Group has retained.

Continuing involvement that takes the form of a guarantee over the
transferred asset is measured at the lower of the original carrying
amount of the asset and the maximum amount of consideration
that the Group could be required to repay.
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2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES
(CONTINUED)

Impairment of financial assets

The Group recognises an allowance for expected credit losses
(“ECLs”") for all debt instruments not held at fair value through
profit or loss. ECLs are based on the difference between the
contractual cash flows due in accordance with the contract and all
the cash flows that the Group expects to receive, discounted at an
approximation of the original effective interest rate. The expected
cash flows will include cash flows from the sale of collateral held
or other credit enhancements that are integral to the contractual
terms.

General approach

ECLs are recognised in two stages. For credit exposures for
which there has not been a significant increase in credit risk since
initial recognition, ECLs are provided for credit losses that result
from default events that are possible within the next 12 months (a
12-month ECL). For those credit exposures for which there has
been a significant increase in credit risk since initial recognition,
a loss allowance is required for credit losses expected over the
remaining life of the exposure, irrespective of the timing of the
default (a lifetime ECL).

At each reporting date, the Group assesses whether the credit
risk on a financial instrument has increased significantly since initial
recognition. When making the assessment, the Group compares
the risk of a default occurring on the financial instrument as at the
reporting date with the risk of a default occurring on the financial
instrument as at the date of initial recognition and considers
reasonable and supportable information that is available without
undue cost or effort, including historical and forward-looking
information.
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2.4 SUMMARY OF SIGNIFICANT 24 FEEHBHRHNE (8)
ACCOUNTING POLICIES

(CONTINUED)

Impairment of financial assets (continued) EHMEENRE @

General approach (continued) —f& A * @@

The Group considers a financial asset in default when contractual REERA HENFGEIRE®0H
payments are 90 days past due. However, in certain cases, the AlEMBEERN -AM AETERT M
Group may also consider a financial asset to be in default when ANE I ER M EStRAERTE
internal or external information indicates that the Group is unlikely RGBS 185 RT  NEE RN KA ERH
to receive the outstanding contractual amounts in full before WEIREESORIE Q| RERRAIRA
taking into account any credit enhancements held by the Group. A ETMEBEBERBY MELZGEEHIKRES
financial asset is written off when there is no reasonable expectation HNIRERE MESREE -

of recovering the contractual cash flows.

Financial assets at amortised cost are subject to impairment under BB AT IRz EREEBRIE—RA

the general approach and they are classified within the following EEETRE B RERSEA TIER

stages for measurement of ECLs except for trade receivables which RS EBIB 2R T FrsEm 2 FEIR

apply the simplified approach as detailed below. B 2R AEEIERRS 0

Stage 1 - Financial instruments for which credit BB — EEREEVRESIU
risk has not increased significantly since TR d BRI 0 B %A
initial recognition and for which the loss ERN12EBEREERS
allowance is measured at an amount equal B2 ¢t EEBEE
to 12-month ECLs ZEMTHE

Stage 2 —  Financial instruments for which credit risk FIMEE — EEERRBEMEESENU
has increased significantly since initial REBEEMMIEIES
recognition but that are not credit-impaired BEEEREZEHE
financial assets and for which the loss E BEMEER2HE
allowance is measured at an amount equal HEEBEEZ T2
to lifetime ECLs BEEBZEMIA

Stage 3 = Financial assets that are credit-impaired F=MEE — RERESHAPEE4LEES
at the reporting date (but that are not BB (EITIEEARE
purchased or originated credit-impaired) and YREZREEFEERE)
for which the loss allowance is measured at BREENREHERE
an amount equal to lifetime ECLs BEEE SR EEIE

BEZSMEE
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2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES
(CONTINUED)

Impairment of financial assets (continued)

Simplified approach

For trade receivables that do not contain a significant financing
component or when the Group applies the practical expedient
of not adjusting the effect of a significant financing component,
the Group applies the simplified approach in calculating ECLs.
Under the simplified approach, the Group does not track changes
in credit risk, but instead recognises a loss allowance based on
lifetime ECLs at each reporting date. The Group has established a
provision matrix that is based on its historical credit loss experience,
adjusted for forward-looking factors specific to the debtors and the
economic environment.

For trade receivables that contain a significant financing component
and lease receivables, the Group chooses as its accounting policy
to adopt the simplified approach in calculating ECLs with policies as
described above.

Financial liabilities

Initial recognition and measurement

Financial liabilities are classified, at initial recognition, as loans and
borrowings, or payables, as appropriate.

All financial liabilities are recognised initially at fair value and, in
the case of loans and borrowings and payables, net of directly
attributable transaction costs.

The Group’s financial liabilities include trade and other payables,
amounts due to related companies, lease liabilities and interest-
bearing bank and other borrowings.
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2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES
(CONTINUED)

Impairment of financial assets (continued)

Subsequent measurement

The subsequent measurement of financial liabilities depends on
their classification as follows:

Financial liabilities at amortised cost (loans and borrowings)

After initial recognition, interest-bearing loans and borrowings are
subsequently measured at amortised cost, using the effective
interest rate method unless the effect of discounting would be
immaterial, in which case they are stated at cost. Gains and losses
are recognised in the statement of profit or loss when the liabilities
are derecognised as well as through the effective interest rate
amortisation process.

Amortised cost is calculated by taking into account any discount or
premium on acquisition and fees or costs that are an integral part of
the effective interest rate. The effective interest rate amortisation is
included in finance costs in the statement of profit or loss.

Financial guarantee contracts

Financial guarantee contracts issued by the Group are those
contracts that require a payment to be made to reimburse the
holder for a loss it incurs because the specified debtor fails to
make a payment when due in accordance with the terms of a debt
instrument. A financial guarantee contract is recognised initially as
a liability at its fair value, adjusted for transaction costs that are
directly attributable to the issuance of the guarantee. Subsequent
to initial recognition, the Group measures the financial guarantee
contracts at the higher of: (i) the ECL allowance determined in
accordance with the policy as set out in “Impairment of financial
assets”; and (i) the amount initially recognised less, when
appropriate, the cumulative amount of income recognised.
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2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES
(CONTINUED)

Derecognition of financial liabilities

A financial liability is derecognised when the obligation under the
liability is discharged or cancelled, or expires.

When an existing financial liability is replaced by another from the
same lender on substantially different terms, or the terms of an
existing liability are substantially modified, such an exchange or
modification is treated as a derecognition of the original liability
and a recognition of a new liability, and the difference between the
respective carrying amounts is recognised in the statement of profit
or loss.

Offsetting of financial instruments

Financial assets and financial liabilities are offset and the net amount
is reported in the statement of financial position if there is a currently
enforceable legal right to offset the recognised amounts and there
is an intention to settle on a net basis, or to realise the assets and
settle the liabilities simultaneously.

Inventories

Inventories are stated at the lower of cost and net realisable value.
Cost is determined on the weighted average basis. Net realisable
value is based on estimated selling prices less any estimated costs
to be incurred to completion and on disposal.
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2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES
(CONTINUED)

Cash and cash equivalents

For the purpose of the consolidated statement of cash flows,
cash and cash equivalents comprise cash on hand and demand
deposits, and short term highly liquid investments that are readily
convertible into known amounts of cash, are subject to an
insignificant risk of changes in value, and have a short maturity of
generally within three months when acquired, less bank overdrafts
which are repayable on demand and form an integral part of the
Group’s cash management.

For the purpose of the consolidated statement of financial position,
cash and cash equivalents comprise cash on hand and at banks,
including term deposits, and assets similar in nature to cash, which
are not restricted as to use.

Provisions

A provision is recognised when a present obligation (legal or
constructive) has arisen as a result of a past event and it is probable
that a future outflow of resources will be required to settle the
obligation, provided that a reliable estimate can be made of the
amount of the obligation.

When the effect of discounting is material, the amount recognised
for a provision is the present value at the end of the reporting period
of the future expenditures expected to be required to settle the
obligation. The increase in the discounted present value amount
arising from the passage of time is included in finance costs in the
statement of profit or loss.

A contingent liability recognised in a business combination is initially
measured at its fair value. Subsequently, it is measured at the
higher of (i) the amount that would be recognised in accordance
with the general policy for provisions above; and (i) the amount
initially recognised less, when appropriate, the amount of income
recognised in accordance with the policy for revenue recognition.
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2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES
(CONTINUED)

Employee retirement benefits

Pursuant to the relevant regulations of the PRC government, the
companies comprising the Group operating in Mainland China (the
“PRC group companies”) have participated in a local municipal
government retirement benefit scheme (the “Scheme”), whereby
the PRC group companies are required to contribute a certain
percentage of the salaries of their employees to the Scheme to
fund their retirement benefits. The only obligation of the Group with
respect to the Scheme is to pay the ongoing contributions under
the Scheme. Contributions under the Scheme are charged to the
statement of profit of loss as incurred.

Income tax

Income tax comprises current and deferred tax and land
appreciation tax. Income tax relating to items recognised outside
profit or loss is recognised outside profit or loss, either in other
comprehensive income or directly in equity.

Current tax assets and liabilities are measured at the amount
expected to be recovered from or paid to the taxation authorities,
based on tax rates (and tax laws) that have been enacted or
substantively enacted by the end of the reporting period, taking
into consideration interpretations and practices prevailing in the
countries in which the Group operates.

Deferred tax is provided, using the liability method, on all temporary
differences at the end of the reporting period between the tax bases
of assets and liabilities and their carrying amounts for financial
reporting purposes.
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2.4 SUMMARY OF SIGNIFICANT
ACCOUNTING POLICIES
(CONTINUED)

Income tax (continued)

Deferred tax liabilities are recognised for all taxable temporary
differences, except:

o when the deferred tax liability arises from the initial recognition
of goodwill or an asset or liability in a transaction that is not
a business combination and, at the time of the transaction,
affects neither the accounting profit nor taxable profit or loss;
and

° in respect of taxable temporary differences associated with
investments in subsidiaries and joint ventures, when the
timing of the reversal of the temporary differences can be
controlled and it is probable that the temporary differences
will not reverse in the foreseeable future.

Deferred tax assets are recognised for all deductible temporary
differences, and the carryforward of unused tax credits and any
unused tax losses. Deferred tax assets are recognised to the extent
that it is probable that taxable profit will be available against which
the deductible temporary differences, and the carryforward of
unused tax credits and unused tax losses can be utilised, except:

° when the deferred tax asset relating to the deductible
temporary differences arises from the initial recognition of
an asset or liability in a transaction that is not a business
combination and, at the time of the transaction, affects
neither the accounting profit nor taxable profit or loss; and

o in respect of deductible temporary differences associated
with investments in subsidiaries and joint ventures, deferred
tax assets are only recognised to the extent that it is probable
that the temporary differences will reverse in the foreseeable
future and taxable profit will be available against which the
temporary differences can be utilised.
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NOTES TO FINANCIAL STATEMENTS
M BRI

31 December 2020 2020512831 H

2.4 SUMMARY OF SIGNIFICANT 24 FEEHHBREUE (8)
ACCOUNTING POLICIES

(CONTINUED)

Income tax (continued) Frigit (&)

The carrying amount of deferred tax assets is reviewed the at end of FERBEERAEGESREHARTU
each reporting period and reduced to the extent that it is no longer st WIERAKOIBEB R EHERRFE
probable that sufficient taxable profit will be available to allow all or BREE2BIEHDIELERIBEE ER T LUH
part of the deferred tax asset to be utilised. Unrecognised deferred o RERNIEIERIBEENRSRSHARE
tax assets are reassessed at the end of each reporting period and TRBFTUEH®ST  WERIFENE E5E
are recognised to the extent that it has become probable that RMA B 2 BB EBD IR IEIRIEE AT
sufficient taxable profit will be available to allow all or part of the F LS

deferred tax asset to be recovered.

Deferred tax assets and liabilities are measured at the tax rates that FERIBEERBBESURSAREETT
are expected to apply to the period when the asset is realised or FAEBLEETHRE (RRFBEM) AE
the liability is settled, based on tax rates (and tax laws) that have BomBAREHEENEHaRTUENR
been enacted or substantively enacted by the end of the reporting Az VHBE BRI EET B o

period.

Deferred tax assets and deferred tax liabilities are offset if a legally HEE B RERGIIT ZHEF) I FLE
enforceable right exists to set off current tax assets against current —EFERNEB NN S AR FBEE
tax liabilities and the deferred taxes relate to the same taxable entity EIEWWEIAERERBEBEREE) UL
and the same taxation authority on either the same taxable entity FEREEENERREEEREENRR
or different taxable entities which intend either to settle current tax SBRBERENEBBZIARERRNER
liabilities and assets on a net basis, or to realise the assets and REMRRNIBEEEEZANBEEGERTE 8
settle the liabilities simultaneously, in each future period in which EIERR I KB — FER IR B e B — R #5
significant amounts of deferred tax liabilities or assets are expected HE A BRERIBEE ERIRIERIES
to be settled or recovered. BEABIEE -
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NOTES TO FINANCIAL STATEMENTS
M5 R IR

31 December 2020 2020E12831H

2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES
(CONTINUED)

Government grants

Government grants are recognised at their fair value where there
is reasonable assurance that the grant will be received and all
attaching conditions will be complied with. When the grant relates
to an expense item, it is recognised as income on a systematic
basis over the periods that the costs, for which it is intended to
compensate, are expensed.

Where the grant relates to an asset, the fair value is credited to a
deferred income account and is released to the statement of profit
or loss over the expected useful life of the relevant asset by equal
annual instalments or deducted from the carrying amount of the
asset and released to the statement of profit or loss by way of a
reduced depreciation charge.

Revenue recognition

Revenue from contracts with customers

Revenue from contracts with customers is recognised when control
of goods or services is transferred to the customers at an amount
that reflects the consideration to which the Group expects to be
entitled in exchange for those goods or services.

When the consideration in a contract includes a variable amount,
the amount of consideration is estimated to which the Group will
be entitled in exchange for transferring the goods or services to
the customer. The variable consideration is estimated at contract
inception and constrained until it is highly probable that a significant
revenue reversal in the amount of cumulative revenue recognised
will not occur when the associated uncertainty with the variable
consideration is subsequently resolved.
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2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES
(CONTINUED)

Revenue recognition (continued)

Revenue from contracts with customers (continued)

When the contract contains a financing component which provides
the customer with a significant benefit of financing the transfer
of goods or services to the customer for more than one year,
revenue is measured at the present value of the amount receivable,
discounted using the discount rate that would be reflected in
a separate financing transaction between the Group and the
customer at contract inception. When the contract contains a
financing component which provides the Group with a significant
financial benefit for more than one year, revenue recognised under
the contract includes the interest expense accreted on the contract
liability under the effective interest method. For a contract where the
period between the payment by the customer and the transfer of
the promised goods or services is one year or less, the transaction
price is not adjusted for the effects of a significant financing
component, using the practical expedient in IFRS 15.

(@)  Revenue from the sales of properties

For property development and sales contracts for which
the control of the property is transferred at a point in time,
revenue is recognised when the purchasers obtain the
physical possession or the legal title of the completed
properties and the Group has the present right to payment
from the purchasers.

(b)  Revenue from hotel operation

Revenue from hotel operation is derived from room rental,
food and beverage sales and income from the provision of
other ancillary services, and is recognised when the services
are rendered.
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NOTES TO FINANCIAL STATEMENTS
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31 December 2020 2020E12831H

2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES
(CONTINUED)

Revenue recognition (continued)

Revenue from contracts with customers (continued)
(c)  Revenue from property management and other services

Revenue from property management and other services
is recognised over the scheduled period on a straight-line
basis because the customer simultaneously receives and
consumes the benefits provided by the Group.

Revenue from other sources

Rental income is recognised on a time proportion basis over the
lease terms. Variable lease payments that do not depend on an
index or a rate are recognised as income in the accounting period in
which they are incurred.

Other income

Interest income is recognised on an accrual basis using the effective
interest method by applying the rate that exactly discounts the
estimated future cash receipts over the expected life of the financial
instrument or a shorter period, when appropriate, to the net
carrying amount of the financial asset.

Dividend income is recognised when the shareholders’ right to
receive payment has been established, it is probable that the
economic benefits associated with the dividend will flow to the
Group and the amount of the dividend can be measured reliably.
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2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES
(CONTINUED)

Contract liabilities

A contract liability is recognised when a payment is received or a
payment is due (whichever is earlier) from a customer before the
Group transfers the related goods or services. Contract liabilities
are recognised as revenue when the Group performs under the
contract (i.e., transfers control of the related goods or services to
the customer).

Commission in obtaining contracts

Sales commissions incurred directly attributable to obtaining a
contract, if recoverable, are capitalised and recorded in other
assets. Capitalised sales commissions are charged to profit or loss
when the revenue from the related property sale is recognised and
are included as selling and marketing expenses at that time. The
Group has elected to apply the practical expedient and did not
recognise the effects of the sales commission if the time period is
one year or less.

Share-based payments

The Company operates a share option scheme for the purpose
of providing incentives and rewards to eligible participants who
contribute to the success of the Group’s operations. Employees
(including directors) of the Group receive remuneration in the form
of share-based payments, whereby employees render services as
consideration for equity instruments (“equity-settled transactions”).

The cost of equity-settled transactions with employees for grants
after 7 November 2002 is measured by reference to the fair value at
the date at which they are granted. The fair value is determined by
an external valuer using a binomial model, further details of which
are given in note 31 to the financial statements.
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NOTES TO FINANCIAL STATEMENTS
M5 R IR

31 December 2020 2020E12831H

2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES
(CONTINUED)

Share-based payments (continued)

The cost of equity-settled transactions is recognised in employee
benefit expense, together with a corresponding increase in equity,
over the period in which the performance and/or service conditions
are fulfiled. The cumulative expense recognised for equity-settled
transactions at the end of each reporting period until the vesting
date reflects the extent to which the vesting period has expired and
the Group’s best estimate of the number of equity instruments that
will ultimately vest. The charge or credit to the statement of profit
or loss for a period represents the movement in the cumulative
expense recognised as at the beginning and end of that period.

Service and non-market performance conditions are not taken into
account when determining the grant date fair value of awards, but
the likelihood of the conditions being met is assessed as part of
the Group’s best estimate of the number of equity instruments that
will ultimately vest. Market performance conditions are reflected
within the grant date fair value. Any other conditions attached
to an award, but without an associated service requirement, are
considered to be non-vesting conditions. Non-vesting conditions
are reflected in the fair value of an award and lead to an immediate
expensing of an award unless there are also service and/or
performance conditions.

For awards that do not ultimately vest because non-market
performance and/or service conditions have not been met,
no expense is recognised. Where awards include a market or
non-vesting condition, the transactions are treated as vesting
irrespective of whether the market or non-vesting condition is
satisfied, provided that all other performance and/or service
conditions are satisfied.
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2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES
(CONTINUED)

Share-based payments (continued)

Where the terms of an equity-settled award are modified, as a
minimum an expense is recognised as if the terms had not been
modified, if the original terms of the award are met. In addition, an
expense is recognised for any modification that increases the total
fair value of the share-based payments, or is otherwise beneficial to
the employee as measured at the date of modification.

Where an equity-settled award is cancelled, it is treated as if it
had vested on the date of cancellation, and any expense not yet
recognised for the award is recognised immediately. This includes
any award where non-vesting conditions within the control of either
the Group or the employee are not met. However, if a new award
is substituted for the cancelled award, and is designated as a
replacement award on the date that it is granted, the cancelled and
new awards are treated as if they were a modification of the original
award, as described in the previous paragraph.

The dilutive effect of outstanding options is reflected as additional
share dilution in the computation of earnings per share.

Borrowing costs

Borrowing costs directly attributable to the acquisition, construction
or production of qualifying assets, i.e., assets that necessarily take
a substantial period of time to get ready for their intended use
or sale, are capitalised as part of the cost of those assets. The
capitalisation of such borrowing costs ceases when the assets
are substantially ready for their intended use or sale. Investment
income earned on the temporary investment of specific borrowings
pending their expenditure on qualifying assets is deducted from the
borrowing costs capitalised. All other borrowing costs are expensed
in the period in which they are incurred. Borrowing costs consist of
interest and other costs that an entity incurs in connection with the
borrowing of funds.
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NOTES TO FINANCIAL STATEMENTS
M5 R IR

31 December 2020 2020E12831H

2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES
(CONTINUED)

Borrowing costs (continued)

Where funds have been borrowed generally and used for the
purpose of obtaining qualifying assets, a capitalisation rate of
11.47% (2019: 8.99%) has been applied to the expenditure on the
individual assets.

Dividends

Final dividends are recognised as a liability when they are approved
by the shareholders in a general meeting.

Interim dividends are simultaneously proposed and declared.
Consequently, interim dividends are recognised immediately as a

liability when they are proposed and declared.

Foreign currencies

The functional currency of the Company is the Hong Kong dollar
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(“HK$”"), and the functional currencies of subsidiaries incorporated
outside Mainland China are the “HKS$”, the United States dollar
(“US$”) and the Great Britain Pound (“GBP”), respectively. The
functional currency of Mainland China subsidiaries is the RMB. As
the Group mainly operates in Mainland China, the RMB is used
as the presentation currency of the Group. Each entity in the
Group determines its own functional currency and items included
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in the financial statements of each entity are measured using that
functional currency. Foreign currency transactions recorded by the
entities in the Group are initially recorded using their respective
functional currency rates prevailing at the dates of the transactions.
Monetary assets and liabilities denominated in foreign currencies
are translated at the functional currency rates of exchange ruling at
the end of the reporting period. Differences arising on settlement
or translation of monetary items are recognised in the statement of
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profit or loss.
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2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES
(CONTINUED)

Foreign currencies (continued)

Differences arising on settlement or translation of monetary items
are recognised in the statement of profit or loss with the exception
of monetary items that are designated as part of the hedge of
the Group’s net investment of a foreign operation. These are
recognised in other comprehensive income until the net investment
is disposed of, at which time the cumulative amount is reclassified
to the statement of profit or loss. Tax charges and credits
attributable to exchange differences on those monetary items are
also recorded in other comprehensive income.

Non-monetary items that are measured in terms of historical cost
in a foreign currency are translated using the exchange rates at the
dates of the initial transactions. Non-monetary items measured at
fair value in a foreign currency are translated using the exchange
rates at the date when the fair value was measured. The gain
or loss arising on translation of a non-monetary item measured
at fair value is treated in line with the recognition of the gain or
loss on change in fair value of the item (i.e., translation difference
on the item whose fair value gain or loss is recognised in other
comprehensive income or profit or loss is also recognised in other
comprehensive income or profit or loss, respectively).

In determining the exchange rate on initial recognition of the related
asset, expense or income on the derecognition of a non-monetary
asset or non-monetary liability relating to an advance consideration,
the date of initial transaction is the date on which the Group initially
recognises the non-monetary asset or non-monetary liability arising
from the advance consideration. If there are multiple payments or
receipts in advance, the Group determines the transaction date for
each payment or receipt of the advance consideration.

24FEE

NOTES TO FINANCIAL STATEMENTS
M BRI

31 December 2020 2020512831 H

sHEUGREEE (48)

5hiE (&)

EHENMBEEREBMELE Z ERRSt AR
mR EREERIEEFATER B
%Vﬁ&ﬁZ%H%WZTMEEOﬁ%
= FRTH I EAth 2 [ U ot T &
BRERIL B %d%@ﬁﬁﬁ e
PERNE - ZFEREEZEREERE
ERBEZ P RIBRTTE R EtE B A
fRe

BRELMAINEStEBRIFERIER - U
RIS ANERBRE - RAABEFE
WHINE R BUNIFERERRSERR
BEEANEXKE - MBEURANEBES
ERIFEIEBEENW IR RE
RZEBANEEESHR D NEIRNE
BRZ-R M2 REME2EKRES
Rl A R EERESERNIERE
RER TONRAMEEKESN D E

S

REERILERABIRBEERNIFEE
EEYIFERAENHAREE AR
AR EBNERE > )T X5 BB
rERYPEBEBENRAEMELENIFE
KEEIFEREaBENAR -HAZRRE
SR AEBGLE R A IR
RBEERZHH-

EPI%TWZFEF%%?*E%@ NS

139



140

NOTES TO FINANCIAL STATEMENTS
M5 R IR

31 December 2020 2020E12831H

2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES
(CONTINUED)

Foreign currencies (continued)

The functional currencies of non-PRC established subsidiaries
are currencies other than the RMB. As at the end of the reporting
period, the assets and liabilities of these entities are translated into
RMB at the exchange rates prevailing at the end of the reporting
period and their statements of profit or loss are translated into RMB
at the weighted average exchange rates for the year.

The resulting exchange differences are recognised in other
comprehensive income and accumulated in the exchange
fluctuation reserve. On disposal of a foreign operation, the
component of other comprehensive income relating to that
particular foreign operation is recognised in the statement of profit
or loss.

Any goodwill arising on the acquisition of a foreign operation and
any fair value adjustments to the carrying amounts of assets and
liabilities arising on acquisition are treated as assets and liabilities of
the foreign operation and translated at the closing rate.

For the purpose of the consolidated statement of cash flows, the
cash flows of non-PRC established subsidiaries are translated into
RMB at the exchange rates ruling at the dates of the cash flows.
Frequently recurring cash flows of non-PRC established companies
which arise throughout the year are translated into RMB at the
weighted average exchange rates for the year.
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3. SIGNIFICANT ACCOUNTING

JUDGEMENTS AND ESTIMATES

The preparation of the Group’s financial statements requires
management to make judgements, estimates and assumptions that
affect the reported amounts of revenues, expenses, assets and
liabilities, and their accompanying disclosures, and the disclosure
of contingent liabilities. Uncertainty about these assumptions and
estimates could result in outcomes that could require a material
adjustment to the carrying amounts of the assets or liabilities
affected in the future.

Judgements

In the process of applying the Group’s accounting policies,
management has made the following judgements, apart from those
involving estimations, which have the most significant effect on the
amounts recognised in the financial statements:

(i) Property lease classification - Group as a lessor

The Group has entered into commercial property leases on
its investment property portfolio. The Group has determined,
based on an evaluation of the terms and conditions of the
arrangements, such as the lease term not constituting a
major part of the economic life of the commercial property
and the present value of the minimum lease payments not
amounting to substantially all the fair value of the commercial
property, that it retains substantially all the significant risks
and rewards incidental to ownership of these properties
which are leased out and accounts for the contracts as
operating leases.
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31 December 2020 2020E12831H

3. SIGNIFICANT ACCOUNTING
JUDGEMENTS AND ESTIMATES
(CONTINUED)

Judgements (continued)

(ii)

(iii)

Classification between investment properties,
completed properties held for sale and owner-occupied
properties

The Group determines whether a property qualifies as an
investment property and has developed criteria in making
that judgement. Investment property is a property held to
earn rentals or for capital appreciation or both. Therefore, the
Group considers whether a property generates cash flows
largely independently of the other assets held by the Group.

Some properties comprise a portion that is held to earn
rentals or for capital appreciation and another portion that is
held for use in the production or supply of goods or services
or for administrative purposes. If these portions could be sold
separately, the Group accounts for the portions separately. If
the portions could not be sold separately, the property is an
investment property only if an insignificant portion is held for
use in the production or supply of goods or services or for
administrative purposes. Judgement is made on an individual
property basis to determine whether ancillary services are so
significant that a property does not qualify as an investment

property.

Classification of current and non-current properties
under development

The Group classifies properties under development according
to the construction progress and estimated commencement
date of pre-sale. Properties under development are classified
as current assets after the construction commences or
having a clear plan for construction. As for the rest properties
under development, the Group classify them as non-current.
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3. SIGNIFICANT ACCOUNTING
JUDGEMENTS AND ESTIMATES
(CONTINUED)

Estimation uncertainty

The key assumptions concerning the future and other key sources

of estimation uncertainty at the end of the reporting period, that

have a significant risk of causing a material adjustment to the

carrying amounts of assets and liabilities within the next financial

year, are described below:

@

Fair value of investment properties

Investment properties were revalued based on the appraised
market value by independent professional valuers. Such
valuations were based on certain assumptions, which are
subject to uncertainty and might materially differ from the
actual results. In making the estimate, the Group considers
information from current prices in an active market for similar
properties and uses assumptions that are mainly based on
market conditions existing at the end of the reporting period.

In the absence of current prices in an active market for similar
properties, the Group considers information from a variety of
sources, including:

(@  current prices in an active market for properties of
a different nature, condition or location or subject to
different lease or other contracts, adjusted to reflect
those differences;

(b)  recent prices of similar properties on less active
markets, with adjustments to reflect any changes
in economic conditions since the dates of the
transactions that occurred at those prices; and
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3. SIGNIFICANT ACCOUNTING
JUDGEMENTS AND ESTIMATES
(CONTINUED)

Estimation uncertainty (continued)

0]

(ii)

Fair value of investment properties (continued)

(c) discounted cash flow projections based on reliable
estimates of future cash flows, supported by the terms
of any existing leases and other contracts and (when
possible) by external evidence such as current market
rents for similar properties in the same location and
condition, and using discount rates that reflect current
market assessments of the uncertainty in the amount
and timing of the cash flows.

The principal assumptions for the Group’s estimation of
the fair value include those related to current market rents
for similar properties in the same location and condition,
appropriate discount rates, expected future market rents and
future maintenance costs. The carrying amount of investment
properties at 31 December 2020 was RMB5,414,600,000
(2019: RMB5,675,600,000). Further details, including the key
assumptions used for fair value measurement, are given in
note 13 to the financial statements.

Net realisable value of properties under development
and completed properties held for sale

The Group’s properties under development and completed
properties held for sale are stated at the lower of cost and net
realisable value. Based on the Group’s historical experience
and the nature of the subject properties, the Group makes
estimates of the selling prices, the costs of completion
of properties under development, and the costs to be
incurred in selling the properties based on prevailing market
conditions.
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3. SIGNIFICANT ACCOUNTING
JUDGEMENTS AND ESTIMATES
(CONTINUED)

Estimation uncertainty (continued)

(ii)

(iii)

Net realisable value of properties under development
and completed properties held for sale (continued)

If there is an increase in costs to completion or a decrease in
net sales value, the net realisable value will decrease and this
may result in a provision for properties under development
and completed properties held for sale. Such provision
requires the use of judgements and estimates. Where the
expectation is different from the original estimate, the carrying
value and provision for properties in the period in which the
estimate is changed will be adjusted accordingly.

PRC land appreciation tax (“LAT”)

LAT in the PRC is levied at progressive rates ranging from
30% to 60% on the appreciation of land value, being the
proceeds from sale of properties less deductible expenditures
including land costs, borrowing costs and other property
development expenditures.

The subsidiaries of the Group engaging in the property
development business in Mainland China are subject to
LAT. However, the implementation of these taxes varies
amongst various cities in Mainland China and the Group
has not finalised its LAT returns with various tax authorities.
Accordingly, significant judgement is required in determining
the amount of land appreciation and its related taxes. The
ultimate tax determination is uncertain during the ordinary
course of business. The Group recognises these liabilities
based on management’s best estimates. Where the final
tax outcome of these matters is different from the amounts
that were initially recorded, the differences will impact the
statement of profit or loss and the provision for LAT in the
period in which the determination is made.
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3. SIGNIFICANT ACCOUNTING
JUDGEMENTS AND ESTIMATES
(CONTINUED)

Estimation uncertainty (continued)

(iv)

(v)

Impairment of goodwill

The Group determines whether goodwill is impaired at least
on an annual basis. This requires an estimation of the value
in use of the cash-generating units to which the goodwill is
allocated. Estimating the value in use requires the Group to
make an estimate of the expected future cash flows from
the cash-generating units and also to choose a suitable
discount rate in order to calculate the present value of those
cash flows. The carrying amount of goodwill at 31 December
2020 was RMB98,995,000 (2019: RMB98,995,000). Further
details are given in note 16 to the financial statements.

Leases - Estimating the incremental borrowing rate

The Group cannot readily determine the interest rate implicit
in a lease, and therefore, it uses an incremental borrowing
rate (“IBR”) to measure lease liabilities. The IBR is the rate of
interest that the Group would have to pay to borrow over a
similar term, and with a similar security, the funds necessary
to obtain an asset of a similar value to the right-of-use
asset in a similar economic environment. The IBR therefore
reflects what the Group “would have to pay”, which requires
estimation when no observable rates are available (such as
for subsidiaries that do not enter into financing transactions)
or when it needs to be adjusted to reflect the terms and
conditions of the lease (for example, when leases are not in
the subsidiary’s functional currency). The Group estimates
the IBR using observable inputs (such as market interest
rates) when available and is required to make certain entity-
specific estimates (such as the subsidiary’s stand-alone
credit rating).
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3. SIGNIFICANT ACCOUNTING
JUDGEMENTS AND ESTIMATES
(CONTINUED)

Estimation uncertainty (continued)

(vi)

(vii)

Impairment of non-financial assets (other than
goodwill)

The Group assesses whether there are any indicators of
impairment for all non-financial assets (including the right-of-
use assets) at the end of each reporting period. Other non-
financial assets are tested for impairment when there are
indicators that the carrying amounts may not be recoverable.
An impairment exists when the carrying value of an asset
or a cash-generating unit exceeds its recoverable amount,
which is the higher of its fair value less costs of disposal and
its value in use. The calculation of the fair value less costs
of disposal is based on available data from binding sales
transactions in an arm’s length transaction of similar assets or
observable market prices less incremental costs for disposing
of the asset. When value in use calculations are undertaken,
management must estimate the expected future cash flows
from the asset or cash-generating unit and choose a suitable
discount rate in order to calculate the present value of those
cash flows.

Fair value of unlisted equity investments

The unlisted equity investments have been valued based
on a market-based valuation technique as detailed in note
39 to the financial statements. The valuation requires the
Group to determine the comparable public companies
(peers) and select the price multiple. In addition, the Group
makes estimates about the discount for illiquidity and size
differences. The Group classifies the fair value of these
investments as Level 3. The fair value of the unlisted equity
investments at 31 December 2020 was RMB392,590,000
(2019: RMB374,672,000). Further details are included in note
18 to the financial statements
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3. SIGNIFICANT ACCOUNTING
JUDGEMENTS AND ESTIMATES
(CONTINUED)

Estimation uncertainty (continued)

(viii) Provision for ECLs on trade receivables and other

financial assets

The Group uses a provision matrix to calculate ECLs for trade
receivables and other financial assets. The provision rates are
based on days past due for groupings of various customer
segments that have similar loss patterns (i.e. by service type,
customer type and rating).

The provision matrix is initially based on the Group’s historical
observed default rates. The Group will calibrate the matrix
to adjust the historical credit loss experience with forward-
looking information. For instance, if forecast economic
conditions are expected to deteriorate over the next year
which can lead to an increased number of defaults in the
property development sector, the historical default rates are
adjusted. At each reporting date, the historical observed
default rates are updated and changes in the forward-looking
estimates are analysed.

The assessment of the correlation among historical observed
default rates, forecast economic conditions and ECLs is
a significant estimate. The amount of ECLs is sensitive to
changes in circumstances and forecast economic conditions.
The Group’s historical credit loss experience and forecast
of economic conditions may also not be representative of a
customer’s actual default in the future.

China New City Commercial Development Limited
2020 Annual Report

3. EXEHHERES (B)

EESR NS E )

(vii) FEWE BRI HEthERE ETRH

EEBRER

FEREREFEERGERKES
ERREMEREENTEREES
B-BHEXDEANZBAREBEHEMES
BRI BIRBEE - FRHRE KT
) 2EBERDBACHNARREE
Fo

B EBAER A EENBER
BFSIBIE AL HRERE
LR AT B BB EE
HRATER o I > T RASE R R TR
HERES TSR EPES
PR SERM BIBEROET
LA - B ME B BEBER
BROETLUEH > A 1 A B M1
SEERIT AR o

HBETEEMBSENR EERR
AR EREERRE BB
HMERn—REZMLE -BHEES
BRERZBERE R EREENR
MEE - AEENBREEEBIEL
B R R R R TRRI IR A BE AR
BERREHNBEREN -



OPERATING SEGMENT
INFORMATION

For management purposes, the Group is organised into business
units based on income derived from business and has four
reportable operating segments as follows:

(@  the commercial property development segment develops and
sells commercial properties in Mainland China and Japan;

(o)  the property rental segment leases investment properties in
Mainland China;

(c)  the hotel operations segment owns and operates hotels; and

(d) the “others” segment comprises, the Group’s property
management services business, the Group’s project
management business and other business that the Group is
involved in.

Management monitors the results of the Group’s operating
segments separately for the purpose of making decisions about
resource allocation and performance assessment. Segment
performance is evaluated based on reportable segment profit/
loss, which is a measure of adjusted profit/loss before tax from
continuing operations. The adjusted profit/loss before tax from
continuing operations is measured consistently with the Group’s
profit before tax from continuing operations except that interest
income and finance costs are excluded from the measurement.

Segment assets exclude deferred tax assets, tax recoverable,
pledged deposits, cash and cash equivalents, and other
unallocated head office and corporate assets as these assets are
managed on a group basis.

Segment liabilities exclude interest-bearing bank and other
borrowings, tax payable, deferred tax liabilities and other
unallocated head office and corporate liabilities as these liabilities
are managed on a group basis.
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4,

OPERATING SEGMENT

INFORMATION (CONTINUED)

Intersegment sales and transfers are transacted with reference to

the selling prices used for sales made to third parties at the then

4. EENHBEH (B)

DEEHEREESRRBEERETHE
ME =S FRREEMRANEBETR

prevailing market prices. 5
Property
Commercial management
property Property Hotel and other
development rental operations services Total
Year ended HE20205F MEEER
31 December 2020 12A31ALEE [k MERE BEEE HitARHs e
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000
AEBFRT AEBFT ARBTT ARBTT ARBTR
Segment revenue SEBA
Sales to external customers WM ERHE 248,942 144,845 182,516 124,067 700,370
Intersegment sales DEEHE - 24,378 - 1,561 25,939
248,942 169,223 182,516 125,628 726,309
Reconcilation: GBET .

Elimination of intersegment sales DEPEHE B (25,939)
Revenue from operations E4=E3- TN 700,370
Segment results DEEE 48,538 370,912 (70,030) (118,182) 231,238
Reconcilation: BE

Interest income FISWA 96,803

Finance costs HHER (219,197)
Profit before tax SN 108,844
Segment assets DUEE 5,554,621 5,437,862 2,301,507 1,533,252 14,827,242
Reconciliation: E:5i

Elimination of intersegment receivables DR IS (845,167)

Corporate and other unallocated assets CEREMADEEE 1,193,780
Total assets REE 15,175,856
Segment liabilities ABasE 929,762 59,443 774,721 1,548,601 3,312,527
Reconciliation: EE

Elimination of intersegment payables DEE R TIEHY (845,167)

Corporate and other unallocated liabilties rEREMKIEER 6,631,078
Total liabilities = 9,098,438
Other segment information: HitAEREE
Depreciation and amortisation EREH 6,112 2,884 70,488 62,653 142,137
Capital expenditure EeNcEd 3,096 948 10,402 47,860 62,306
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OPERATING SEGMENT . RBRESEEE (&)

INFORMATION (CONTINUED)

Property
Commercial management
Year ended HE2019F property Property Hotel and other
31 December 2019 12B318 LFE development rental operations services Total
MEEER
HRMERE MERE BIEEE HAAR st
RMB’000 RMB’000 RMB'000 RMB’000 RMB’000
ARETR AREFTT AREFT ARETT ARETT
Segment revenue SEBA
Sales to external customers HINBERHE 1,534,552 175,412 141,270 104,619 1,055,853
Intersegment sales NEEHE - 41,330 - 2,240 43,570
1,534,552 216,742 141,270 106,859 1,999,423
Reconciliation: Eol-i
Elimination of intersegment sales DI E B (43,570)
Revenue from operations IREERA 1,955,853
Segment results DEBEE 510,395 14,468 (69,333) 55,072 510,602
Reconcilation: i
Interest income FIBWA 24,486
Finance costs H%RER (154,960)
Profit before tax 3 EEInIE 380,128
Segment assets NEEE 5,097,245 5,708,493 2,328,661 1602179 14,736,578
Reconciliation: AT .
Elimination of intersegment receivables DEP RIS (723,854)
Corporate and other unallocated assets CERHMADEEE 496,000
Total assets BEE 14,508,724
Segment liabilities b=t 1,134,309 51,730 730,812 1,183,070 3,099,921
Reconcilation: BA -
Elimination of intersegment payables N EENTIELE (723,855)
Corporate and other unallocated liabilities rEREMADIEER 5,991,123
Total liabilities Bafk 8,367,189
Other segment information: HitA L&k
Depreciation and amortisation 1 R 5,013 1,819 52,419 61,001 120,252
Capital expenditure BARM% 457 - 21,927 88,851 111,235
$ I¥ﬁtﬁEFﬁFﬁ%§’f§EﬁE/&T
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(a)

4. OPERATING SEGMENT 4, BENEEE (@
INFORMATION (CONTINUED)
Geographical information & & A
Revenue from external customers (@ ZEBINSBEEZEA
2020 2019
20204 20194
RMB’000 RMB’000
AR¥TF T AR¥®TFT
Mainland China R P 3t 666,418 1,045,910
Others Hih 33,952 9,943
700,370 1,955,853

(b)

The revenue information above is based on the locations of
the customers.

L mER SRR ERZUE.

Non-current assets (b) IEREEE
2020 2019
20204 20194
RMB’000 RMB’000
AR®FT AREEFTT
Mainland China A B g it 9,321,900 9,067,875
Japan HZ 91,780 91,057
Others Hih 173,549 178,402
9,587,229 9,337,334

The non-current asset information above is based on the
locations of the assets and excludes equity investments
designated at fair value through other comprehensive income
and deferred tax assets.

Information about major customers

No sales to a single customer or a group of customers under

common control accounted for 10% or more of the Group's

revenue for the years ended 31 December 2020 and 2019.
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-t
5. REVENUE, OTHER INCOME AND 5. WA~ HMMUTA B Ui s
GAINS, NET PR
An analysis of revenue is as follows: WA DT
2020 2019
20205 20194
RMB’000 RMB’000
AR¥TT ARMETF T
Revenue from contracts with EFEHMA
customers 555,525 1,780,441
Revenue from other sources B FERA
Gross rental income from investment KEXREVELERE
property operating leases AT WA 144,845 175,412
700,370 1,955,853
Revenue from contracts with customers EEREAHIBA
() Disaggregated revenue information i SDIHFBAEER
For the year ended 31 December 2020 HZE2020F128310 LEE
Property
Commercial  management
property and other Hotel
development services operations Total
[HES MEEER .
Segments o MEER Hith R BIELE Bt
RMB’000 RMB’000 RMB’000 RMB’000
AR#ETR ARETR ARETR ARETR
Types of goods or services & @A IRFEER
Sale of properties I E 248,942 = = 248,942
Hotel operation services BIEEE R - - 182,516 182,516
Property management and MEEERHMRH
other services - 124,067 - 124,067
Total revenue from contracts ~ BEAXRALBZEE
with customers 248,942 124,067 182,516 555,525
Timing of W A B SR R
revenue recognition
At a point in time RS 248,942 - 182,516 431,458
Over time — B - 124,067 - 124,067
Total revenue from contracts BB AAIRALEEE
with customers 248,992 124,067 182,516 555,525

ERA TR REERAT
—ECSEER
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5. REVENUE, OTHER INCOME AND
GAINS, NET (CONTINUED)

Revenue from contracts with customers
(continued)

(i) Disaggregated revenue information (continued)

5.

U A ~ Bt U A B U o
F88 (18)

EREHBA (8

i) DHFBAEH @)

For the year ended 31 December 2019 HZE20195 128310 EEE
Property
Commercial  management
property and other Hotel
development services operations Total
[HE METER
Segments S MERE HithAR#% BIELE st
RMB’000 RMB’000 RMB’000 RMB’000
ARETFT ARETT ARETT ARETR
Types of goods or services &l iRFIER
Sale of properties MEHE 1,534,552 = = 1,534,552
Hotel operation services BIEEERE - - 141,270 141,270
Property management and MEEBRAMRE
other services - 104,619 - 104,619
Total revenue from contracts ~ BR AXUALEEE
with customers 1,534,552 104,619 141,270 1,780,441
Timing of W A B R R
revenue recognition
At a point in time B 1,534,552 = 141,270 1,675,822
Over time — BB - 104,619 - 104,619
Total revenue from contracts ~ BEAXWALE
with customers 1,634,552 104,619 141,270 1,780,441
Revenue from the sale of properties recognised that RHBRSHVBERLAGHNEEZ

was included in contract liabilities at the beginning of the
reporting period is amounted to RMB351,821,000 (2019:

RMB862,687,000).
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5. REVENUE, OTHER INCOME AND 5. WA -« EfthUg A Bl s
GAINS, NET (CONTINUED) HE (48)
Revenue from contracts with customers ERBHBA (B)
(continued)
() Disaggregated revenue information (continued) i) DHFBAEE @
2020 2019
20205 20194
Note RMB’000 RMB’000
b ARETT AREET T
Other income Hig A
Subsidy income* LN 3,232 1,451
Interest income FMEUWA 96,803 24,486
Others Hith 1,530 10,447
101,565 36,384
Gains &
Gain on disposal of a subsidiary H /& — M B A B 33 84,937 -
Changes in fair value of financial AR BEStARBRZZ
assets at fair value through EMEEZAABESE
profit or loss 163 31,625

Gain on fair value remeasurement E#5t & 7Y JE L E 5 X575
of existing equity in business aHZIREREZ

combination not under ~ABEWE
common control - 451
85,100 32,076
186,665 68,460
There are no unfulfiled conditions or contingencies relating to these * ZE A E AR EMR IR TS
grants. T

HEH B A RAT
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31 December 2020 2020E12831H

6. PROFIT BEFORE TAX

6. FR¥RAIFIT

The Group’s profit before tax is arrived at after charging/(crediting):

AEBRIRATRIBELNRR S Gt A) THI&

15 :
2020 2019
2020%F 20195
Notes RMB’000 RMB’000
byt ARBEFT ARETT
Cost of properties sold BHEMEMRA 22 231,513 849,453
Depreciation of property and equipment ¥R L FHITE 12 98,695 75,856
Depreciation of right-of-use assets FHREEERE 15 41,707 43,963
Amortisation of other intangible assets HihEmr & E#HE 17 1,735 433
Lease payments not included in the TEzt ATHEaGEHTEZ
measurement of lease liabilities HEC™ 15 24,065 22,358
Auditor’s remuneration ZEEMEN = 2,000 1,600
Staff costs including directors’ and BINAN (BEESEK
chief executive’s remuneration: ZITHABME) - 8
— Salaries and other staff costs —TEKREME T A 150,129 114,317
— Pension scheme contributions —BIREETEIHFR 9,973 18,758
Foreign exchange differences, net PE R %R 3HAE 1,465 579
Direct operating expenses (including HELEHY
repairs and maintenance arising on (BIELEMEELEN
investment properties) B R IEIE) 4,337 4,818
Equity-settled share option expense DEmEE 2 BN 10,373 =
Loss on disposal of investment properties &R B > B518 36,153 1,427
Gains on fair value remeasurement of EMErERIEFERES
existing equity in business combination (¥BattzRAEREZ
not under common control NaBEKER = (451)
Gain on disposal of a subsidiary HE—RBNB ARz W= 33 (84,937) =
Fair value (gains)/losses, net: NAEE R BB
HE
Changes upon transfer to investment BEELEYENED
properties 13 (356,806) (50,642)
Changes in fair value of investment KEMEQNAEENEE)
properties 13 (23,030) 36,742
Changes in fair value of financial assets A ARBEFABREZ
at fair value through profit or loss ETRMEEZANEBE
bkl (163) (31,625)

China New City Commercial Development Limited
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7.

FINANCE COSTS

An analysis of the Group’s finance costs is as follows:

NOTES TO FINANCIAL STATEMENTS
M BRI

31 December 2020 2020512831 H

MBEER

FEBENMHFERONNT !

2020 2019
20204 20194
RMB’000 RMB’000

ARBTT ARETT

Interest on bank and other borrowings SRIT R EMERFE
Interest on lease liabilities HEaGNE

Total interest expense on financial liabilites M IEIRA RBESTAE RN

not at fair value through profit or loss TRBENEZAEEE
Less: Interest capitalised in properties B BEMERERYENFE

under development

DIRECTORS’ AND CHIEF
EXECUTIVE’S REMUNERATION

Directors’ and chief executive’s remuneration for the year, disclosed
pursuant to the Listing Rules, section 383(1)(a), (b), (c) and (f) of the
Hong Kong Companies Ordinance and Part 2 of the Companies
(Disclosure of information about Benefits of Directors) Regulation, is

386,653 218,936

14,735 15,034
401,388 233,970
(182,191) (79,010)
219,197 154,960

EFRFETHASME

RiE LHRR BB R EEGF383(1)@)
o) OFKMF URAE WBESEMTE
k) RBIBEZRE FRNEERTET
HASMEWT :

as follows:

2020 2019
20204 20194
RMB’000 RMB’000
AR®TT NG i
Fees B 600 600

Other emoluments: EAEEN :
Salaries, bonuses and allowances e TEAL K ERL 1,448 932
Pension scheme contributions BRIRE SRR 4 21
1,452 953
2,052 1,553
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NOTES TO FINANCIAL STATEMENTS
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31 December 2020 2020E12831H

8. DIRECTORS’ AND CHIEF
EXECUTIVE’S REMUNERATION

(CONTINUED)

Certain directors were granted share options as disclosed in note

31 to the financial statements. The fair value of the options was
determined as at the date of grant. In respect of their services to
the Group, the relevant accounting impact was accounted for in the

consolidated financial statements for the financial year and included

in the above directors’ remuneration disclosures.

(@) Independent non-executive directors

The fees paid to independent non-executive directors during

EEREBTHARME

ETEFERBRE MY HREMEES
PRREE - EBRENAABENRELA
HEE AREFHEAEENRZTME N
PHEENGEMBTRET R EAEEH
MR ESt RIAM St &

(a) WILIFHITES

FANENBIFATEETZHEH

the year were as follows: U
2020 2019
20205 20194
RMB’000 RMB’000
AR%FT AREFTT
Mr. Wu Shiyuan C e 200 200
Mr. Xu Chengfa BRERE 200 200
Mr. Yan Zhenliang iRt 200 200
600 600

There were no other emoluments payable to the independent

non-executive directors during the year (2019: Nil).

China New City Commercial Development Limited
2020 Annual Report
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NOTES TO FINANCIAL STATEMENTS
M BRI

31 December 2020 2020512831 H

8. DIRECTORS’ AND CHIEF 8. ERRIFBITHASME
EXECUTIVE’S REMUNERATION (&)
(CONTINUED)
(b) Executive directors, a non-executive (b) iﬂﬁ%% GJERITESERE
director and the chief executive BITHAS
Pension
Salaries and scheme
allowances Bonuses contributions Total
BkE
g RoEEy 1E41 sHEI R fast
RMB’000 RMB'000 RMB’000 RMB’000

ARBTT ARETRT ARBTR ARETT

2020 20205

Executive directors: HITEE .

Ms. Tang Yiyan Ele#z T - - - -

Mr. Liu Bo® Elpsb sl 636 - 4 640

Ms. Jin Ni¥ ERZ LY - - - -
636 - 4 640

Non-executive directors: FRITEE -

Mr. Shi Kancheng B AR S &

Mr. Tang Ming® BRI ED

Chief executive: TETHAS .

Mr. Shi Nanlu® e e 812 - - 812

Mr. Dong Shuixiao® BRI EW - - - -

1,448 - 4 1,452

2019 2019@5

Executive directors: HITEE .

Ms. Tang Yiyan Bla®kzt 267 260 5 532

Ms. Jin Nit) ERZLY - - - -
267 260 5 532

Non-executive director: FERITESE .

Mr. Shi Kancheng ikl - = = =

Chief executive: FETHAS

Mr. Dong Shuixiao® EKRSEW 405 - 16 421
672 260 21 953

0 Mr. Liu Bo was appointed on 3 April 2020. i) BR A E T 2020F4A3H E R -

U Mr. Tang Ming was appointed on 3 April 2020. (i BEIRF A F20205FE4 A3 EH T -

Ul Mr. Shi Nanlu was appointed on 3 April 2020. (i) MR B S A FR 20204 B 3H EERE -

® Mr. Dong Shuixiao resigned on 3 April 2020. (iv) B EF 2020548 3H B T ©

® Ms. Jin Ni resigned on 3 April 2020. v) FYE L TH2020F4A3H BT -

There was no arrangement under which a director waived or FAMEBEEERNERRAEREEM

agreed to waive any remuneration during the year (2019: Nil). N2 BE (20194 © 48) o
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160

9. FIVE HIGHEST PAID EMPLOYEES

The five highest paid employees during the year include two (2019:
Nil) directors. Details of directors’ remuneration are set out in note
8 above. Details of the remuneration of the three (2019: five) non-
director, highest paid employees for the year are as follows:

9. AAEREMAL

FNALESHEEBEMBES (2019
F ) BEZHEHBEEN XXM
8o FERN=% (2019F : AL FEER S
BB BAT -

2020 2019

2020% 20194

RMB’000 RMB’000

AR#FT AR#FTT

Salaries, bonuses and allowances Fh  TEAT Ko iERh 2,233 4,169
Pension scheme contributions BIRSEHEIHR 57 160
2,290 4,329

The number of non-director, highest paid employees whose
remuneration fell within the following bands is as follows:

N FUTEINFEERSHMES
ABUNT

Number of employees

EEAZ
2020 2019
20204 20194
Nil to RMB1,000,000 Tz AR #1,000,00075 3 4
Over RMB1,000,000 B8 A R #1,000,0007T - 1
3 5

No share options were granted to the non-director, highest paid
employees.

China New City Commercial Development Limited
2020 Annual Report
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10. INCOME TAX

The Group’s subsidiaries incorporated in Hong Kong and United
Kingdom were not liable for income tax as they did not have any
assessable profits currently arising in Hong Kong and United
Kingdom during the year (2019: Nil).

The provision for the PRC income tax has been provided at the
applicable income tax rate of 25% (2019: 25%) on the assessable
profits of the Group’s subsidiaries in Mainland China.

LAT is levied at progressive rates ranging from 30% to 60% on
the appreciation of land value, being the proceeds from the sale
of properties less deductible expenditures including land costs,
borrowing costs and other property development expenditures. The
Group has estimated, made and included in taxation a provision for
LAT according to the requirements set forth in the relevant PRC tax
laws and regulations. Prior to the actual cash settlement of the LAT
liabilities, the LAT liabilities are subject to the final review/approval by
the tax authorities.

10.

NOTES TO FINANCIAL STATEMENTS
M BRI

31 December 2020 2020512831 H

Frig

FEBENEBRBEEEMRILNNE LS
RERDENEB R EEEREIAE
SRARAE It B RBMAPTISIR (20195 ¢

) -

FRER PSR B Ft A 5= [ 1 H B P9 3 Y B 8
NTHIFERIRFE1%25% (20194 : 25%)
MEASRRER R

TR ERZ T MIEE BN EYERE
FRIRR AT RS (B4 3l s ~ 8RR
AREMYEZ R H)) URERKI0%
E60% IR - AEECRIETRHERARE
ERER BE PR RERBEAS AL
B EREE EUREEREE Tt
BEREREZA DB ERAEAERE
ERRRER ke

2020 2019
2020% 20195
Note RMB’000 RMB’000
Wt ARBEFT AREFT
Current BNERTR IR
— PRC corporate income tax for the year ~—MHEERNBERER 99,454 123,932
Current BN EAR I8
— PRC LAT for the year —HREFEAR T HIEER 24,150 233,156
Deferred IEIEFRIE 20 (39,841) (22,249)
Total tax charge for the year FRRIERAZEEE 83,763 334,839

AR EERA
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NOTES TO FINANCIAL STATEMENTS
M5 R AR b

31 December 2020 2020E12831H

7B ==
10. INCOME TAX (CONTINUED) 10. FR1§# (48)
A recondiliation of the tax expense applicable to profit before tax RIEARBIREALHME R BMERE
using the statutory rate for the jurisdiction in which the Company HEECRETERRAA BERRE
and the majority of its subsidiaries are domiciled to the tax expense Y ARBEERREAENRBASZHER
at the effective tax rate is as follows: wr:
2020 2019
20204 20194
RMB’000 RMB’000
AR%FT ARMEFTT
Profit before tax PR AT A 108,844 380,128
Tax at the statutory tax rate of 25% #25% (20194 : 25%)
(2019: 25%) EEMEFTENRIE 27,211 95,032
Lower tax rates for specific provinces or 45 7€ & 17 5 3th 75 14 BE AR B HE B9
enacted by local authority BRIEMR= - (3,316)
Effect of withholding tax at 10% on the MAEEFPEHKW B AR
distributable profits of the Group’s PRC ~ BJH3 & FI B 4849 10%
subsidiaries BRI E 9,807 8,731
Income not subject to tax BERRUTA (28,921) (114)
Expenses not deductible for tax ENGIEE 56 8,181 1,356
Tax losses utilised from previous periods 2R B i EAE 2 EENARIBEEE (11,047) (6,102)
Tax losses not recognised KRR IBEE 55,420 64,385
Provision for LAT TR ER B 24,150 233,156
Tax effect on LAT T ERNR S E (6,038) (58,289)
Tax charge at the Group’s effective rate IR AEBEBRR XA ENRIER 83,763 334,839
Tax payable in the consolidated statement FA 4R & B FEAR R R ELRIES ©
of financial position represents:
PRC corporate income tax TRl ERER 170,655 225,956
PRC LAT ARE IR E R 378,427 371,146
549,082 597,102

China New City Commercial Development Limited
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NOTES TO FINANCIAL STATEMENTS
M BRI

31 December 2020 2020512831 H

11. EARNINGS PER SHARE M. BAGRRERESKAEA
ATTRIBUTABLE TO ORDINARY 3=k
EQUITY HOLDERS OF THE PARENT
The calculation of basic earnings per share is based on the profit EREARIEZREBES A EEKRER
for the year attributable to ordinary equity holders of the parent BB ABRGEARFEAREK44,429,0007T
of RMB44,429,000 (2019: RMB26,270,000) and the weighted (20194 : AR #26,270,0007t) » UK
average number of ordinary shares of 2,011,100,932 (2019: FRNEETRMIE BRI E TS
2,010,309,319) in issue of shares during the year, as adjusted to 2,011,100,9328% (20194 : 2,010,309,319
reflect the shares repurchased during the year. B SAE EFHREURMERNEERL

f&A5 o

The calculation of basic earnings per share is based on: SREABFEETIISESE .

2020 2019
20204 20194
RMB’000 RMB’000

ARBTT ARETT

Earnings &BF
Profit attributable to ordinary equity holders £}‘A B & @R E =T A A&
of the parent F 44,429 26,270
Number of shares
& E
2020 2019
20205 20194
Shares [ii430)
Weighted average number of ordinary FREETEER ZMETIEH
shares in issue during the year 2,011,100,932 2,010,309,319
The Group had no potentially dilutive ordinary shares in issue during PEE2020F K 2019F 12831 HIEFE
the years ended 31 December 2020 and 2019. AEBWRDSETETHEEER-
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31 December 2020 2020E12831H

12. PROPERTY AND EQUIPMENT

12. ME R HE

Hotel Office Motor  Leasehold Construction
Buildings  properties  equipment vehicles improvements in progress Total
HEME
1gF BIETE HEYN-3 - _E HE HEIR FCH
RMB'000 RMB’000 RMB'000 RMB'000 RMB’000 RMB'000 RMB'000
AREFT ARETR ARETR ARETR ARETR ARETR ARETR
At 1 January 2019, ®20195181H
net of accumulated depreciation NBRREHE 34,656 1,263,983 43,450 8,290 36,197 672,376 2,058,952
Additions RE 92 - 40,542 2,717 - 67,884 111,235
Acaquisition of a subsidiary WE—BRB AR = = 2,410 = 9,755 = 12,165
Transfer from properties under BEORETYE
development - - - - - 344,086 344,086
Construction in progress completed  SEREE T 136,452 849,397 - - 106,967  (1,092,816) -
Disposals HE = = (203) (171) = = (374)
Depreciation provided FRGHEITE
during the year (3,692) (51,526) (8,406) (2,229) (10,010) - (75,856)
At 31 December 2019, JR2019512531H
net of accumulated depreciation MERREITE 167508 2,061,854 77,793 8,614 142,909 (8470) 2,450,208
At 31 December 2019: 20195124318 :
Cost A 192,942 2,226,654 105,848 29,109 169,320 (8,470) 2,715,403
Accumulated depreciation RiE (25438 (164,800) (28,055) 20,495) (26,411) - (265,19)
Net carrying amount BEEE 167,508 2,061,854 77,793 8,614 142,900 (8470) 2,450,208
At 1 January 2020, R2020F1B18
net of accumulated depreciation MBREHTE 167,508 2,061,854 77,793 8,614 142,909 (8,470) 2,450,208
Additions RE - 4,450 28,114 16,252 1,000 12,490 62,306
Transfer from properties under ERaRETYE
development - - - - - 48,088 48,088
Transfer from completed properties BREECRIRERENE
held for sale 44,110 - - - - - 44,110
Construction in progress completed ~ ZEREETR - - 100 - 1,816 (1,916) -
Disposals HE . = = (21,572) (695) - - (22,267)
Disposal of a subsidiary note 33) ~ HE—HEMEAE) (H&33) - - (68) (100) - - (168)
Depreciation provided during the year EREHEITE (7,318) (61,276) (13,617) (3,076) (13,408) - (98,695)
At 31 December 2020, 12020128318
net of accumulated depreciation MBRRINE 204,300 2,005,028 70,750 20,995 132,317 50,192 2,483,582
At 31 December 2020: 120205128318
Cost RS 287,052 2,231,104 105,041 43,248 172,136 50,92 2,838,773
Accumulated depreciation RiE (82,752  (226,076) (34,291) (22,253) (39,819) - (355,191)
Net carrying amount RE S 204,300 2,005,028 70,750 20,095 132,317 50192 2,483,582

Although the Group had obtained the land use rights certificates of

construction in progress, building ownership certificates may be not

obtained before the completion of construction work.

At 31 December 2020, certain items of the Group’s property

and equipment with a net carrying amount of approximately
RMB1,236,965,000 (2019: RMB624,560,000) were pledged to
secure interest-bearing bank and other borrowings granted to the

BEAERCESTRIEN I EHAE

secsm

A=

EE-

ETEERETRETAIDEREEES

R2020F 128318 "EBE TYERE
HIEBREFEN A AR1,236,965,000
7t (20194 : AR %624,560,0007T) » 40T
20NN BEARERER T BIRIT

Group as disclosed in note 29.
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13. INVESTMENT PROPERTIES

NOTES TO FINANCIAL STATEMENTS
M BRI

31 December 2020 2020512831 H

13. I B E

Investment
Completed properties
investment held for
properties sale Total
BT FEHE
REME REME st
RMB’000 RMB’000 RMB’000
ARBFT AREBFT ARETT
At 31 December 2018 and 12018128318 K
1 January 2019 2019&181H 5,502,607 21,693 5,524,300
Transfers from completed properties BREBRTHEHEYE
held for sale 59,541 - 59,541
Fair value gain upon transfer BEENAEBERR 50,642 - 50,642
Increase in investment properties REYEEM 131,218 = 131,218
Transfer to investment properties held for B EFEHERBYE
sale (346,047 346,047 -
Disposal HE - (63,359 (63,359)
Changes in fair value of investment KENMENRABELES)
properties (39,321) 2,579 (36,742
At 31 December 2019 and 120195128318 &
1 January 2020 20201811 5,358,640 316,960 5,675,600
Transfers from completed properties BERECBTIFFHENE
held for sale 143,194 - 143,194
Fair value gain upon transfer BEEAABENKR 356,806 - 356,806
Increase in investment properties REYEEM 71,883 - 71,883
Transfer to investment properties BRETREHEREYE
held for sale (589,977) 589,977 -
Disposal HE - (855,913) (855,913)
Changes in fair value of investment RENZNRABEED
properties 19,299 3,731 23,030
At 31 December 2020 12020128310 5,359,845 54,755 5,414,600
FR BRI T

wnRERAD
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NOTES TO FINANCIAL STATEMENTS
M5 R IR

31 December 2020 2020E12831H

13. INVESTMENT PROPERTIES
(CONTINUED)

13. IR E¥%E (@)

2020 2019

20205 20195

Note RMB’000 RMB’000

W&t ARBTT ARBT T

Non-current assets EREBE 5,359,845 5,358,640
Current assets REEE (e 54,755 316,960
5,414,600 5,675,600

(@ Al investment properties of the Group were revalued at the @ XEEBZILEMERFLHBEIL

end of the year by an independent professionally qualified
valuer, CBRE Limited, at fair value. CBRE Limited is an
industry specialist in investment property valuation. The fair
value represents the amount at which the assets could be
exchanged between a knowledgeable and willing buyer and
a seller in an arm’s length transaction at the date of valuation,
in accordance with International Valuation Standards.

The following table gives information about how the fair
values of these investment properties are determined (in
particular, the valuation techniques and inputs used), as
well as the fair value hierarchy into which the fair value
measurements are categorised (Levels 1 to 3) based on the
degree to which the inputs to the fair value measurements are
observable.

Investment properties held by the Group in the consolidated
statement of financial position were valued into fair value
hierarchy level 3 as shown below. During the year, there were
no transfers of fair value measurements between Level 1 and
Level 2 and no transfers into or out of Level 3 (2019: Nil).
The valuation techniques adopted are the direct comparison
approach and the income approach (term and reversion
approach), and key inputs are:

(1) Term yield: the higher the term yield, the lower the fair
value;

(2)  Reversionary yield: the higher the reversionary yield, the
lower the fair value;

(8)  Market unit rent: the higher the market unit rent, the
higher the fair value; and

(4)  Price per square metre: the higher the price, the higher
the fair value.

China New City Commercial Development Limited
2020 Annual Report
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NOTES TO FINANCIAL STATEMENTS
M BRI

31 December 2020 2020512831 H

13. INVESTMENT PROPERTIES 13. I EME (B
(CONTINUED)
@  (continued) @ (&)
The significant unobservable inputs BEAFATHRREARE

Investment properties
held by the Group
SEEMEEREYE

Property 1 -
Property in Hangzhou
(Guomao Building)
15— N2
(Gl=PNE)

Significant unobservable inputs

EXTARRBARE

Term yield, taking into account yield of 4% for office portion and 5.5% for retail portion,
generated from comparable properties and adjustment to reflect the certainty of term
income secured and to be received.

5T R EI 4RV 2 A A MR i e 7 R BR B U] B BRAS e B W B 2 AR BRI AT /R H 2
S WAEBIR IR BRU G R AB4% K B E B A #5.5% °

Reversionary yield of 5.5% for office portion and 6% for retail portion, taking into
account annual unit market rental income and unit market value of the comparable
properties.

BetRBADSEERTWARBEEYENSUTE WAMOERKEERS
5.5% K ZE B 7 736% °

Market unit rent of RMB1.7/sgm/day for office portion and RMB4.9/sgm/day for retail
portion, using direct market comparables and taking into account location and other
individual factors such as road frontage, size of property and facilities.
ERERTGILER A AT AT U E REREHER W E RN &S EtMER A
Fo MBEMNEEAEEFRKERAREL7T RN REFEHFRKERARE
4.970 (FEERERA) °

Price of RMB9,461/sgm for office portion and RMB16,317/sgm for retail portion, using
market direct comparables and taking into account location and other individual factors
such as road frontage and size of property.
FREREMIBLEET s MU ERBEHEREMEXNNEREMENRER  BEAS
FARAREE4617T HAEH) KRBT HRARE16,3177 (FEEHERH)

ERA TR REERAT
—ECSEER

—_——
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31 December 2020 2020E12831H

13. INVESTMENT PROPERTIES 13. 1 EME (@
(CONTINUED)
(@  (continued) @ (&)
The significant unobservable inputs BEAFABRRHAE (@
(continued)

Investment properties

held by the Group Significant unobservable inputs

TEBMMEEREYE BEATHUEZRBABE

Property 2 — Term yield, taking into account yield of 5%, generated from comparable properties and
Property in Shanghai adjustment to reflect the certainty of term income secured and to be received.

(La Vie) K5t R BB 2E E A RO e 4 R BRFE ) E BEUS K B g U B 2 A BAUR AR 2
2= — LB HE S WA A5%

(R 445T)

Reversionary yield of 5.5%, taking into account annual unit market rental income and
unit market value of the comparable properties.

R RBATBFEERSWAKRBEMENETE ER K ER5.5%

Market unit rent of RMB7.9/sgm/day, using direct market comparables and taking into
account location and other individual factors such as road frontage, size of property
and facilities.

EREEMIBLLRA ATt RO E REEER - MER/ N &SR MER R
H mHENEERAEBTARERARET.OT

Price of RMB50,464/sgm, using market direct comparables and taking into account
location and other individual factors such as road frontage and size of property.
EREEMIGLEEAT st R B RBEHEREMEXNNERLMENRER  BEAE
75K AR HE50,4647T
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31 December 2020 2020512831 H

13. INVESTMENT PROPERTIES 13. 1 EME (@)
(CONTINUED)
@  (continued) @ (&)
The significant unobservable inputs EARUEREH AR (@)
(continued)

Investment properties

held by the Group Significant unobservable inputs

SEBMMEEREYE BEARTHUERBABRE

Property 3 — Term yield, taking into account yield of 5.5%, generated from comparable properties
Property in Hangzhou and adjustment to reflect the certainty of term income secured and to be received.
(Integrated Service Center) BT R EEEY = E A DI K 2 [ MR FE ) B B1S K B A W B 2 TR R UR A T E H =2
SR E— N FHEE > THARU R 2 755.5% ©

(R &R )

Reversionary yield of 6%, taking into account annual unit market rental income and unit
market value of the comparable properties.

R RBATHFERSWARBENENEUTE ERWEER6%

Market unit rent of RMB3.7/sgm/day, using direct market comparables and taking into
account location and other individual factors such as road frontage, size of property
and facilities.

EREEMISLR A ALK U E REREER Y2 K/ &S At E R E
H mHEUHEERAETARERAREI 7T

Price of RMB13,562/sgm, using market direct comparables and taking into account
location and other individual factors such as road frontage and size of property.
EREEMIGLEEAT st R B RBEHEREMEXNNEREMENRER  BERAE
THAKARE13,5627T

AR EERA
Zzozaey 1069
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13. INVESTMENT PROPERTIES 13. 1 EME (@
(CONTINUED)
(@  (continued) @ (&)
The significant unobservable inputs BEAFABRRHAE (@
(continued)

Investment properties

held by the Group Significant unobservable inputs

TEEFRFEREME ERFAEREBARE

Property 4 — Term yield, taking into account yield of 5.5%, generated from comparable properties
Property in Hangzhou and adjustment to reflect the certainty of term income secured and to be received.
(Retail portion of Highlong Plaza) £8 5tz [E1484) 2 7 4 YU a5 K2 73 f BRFE 1) © RIS K BN A U B 2 AR ERUR A MAE L 2
ASEH) S — N2 FHE > AR E #5.5% ©

(B2 E 5 mEREsm)
Reversionary yield of 6%, taking into account annual unit market rental income and unit
market value of the comparable properties.

R RBATHFERSWARBEYENEUTE ERWEER6%

Market unit rent of RMB6.3/sgm/day, using direct market comparables and taking into
account location and other individual factors such as road frontage, size of property
and facilities.

BRAEEMIBLR A AR K 1 B K Ba 8 B 1) 2 K/ e 5 B <5 H At 8 51
H mHEUHEERETARERARIEG3TT

Price of RMB21,645/sgm, using market direct comparables and taking into account
location and other individual factors such as road frontage and size of property.
FREEMIGLEAT s R B RBEHEREMEXNNEREMENRE  BEAE
TFHRARME21,6457T

China New City Commercial Development Limited
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13. INVESTMENT PROPERTIES 13. 1 EME (@)
(CONTINUED)
@  (continued) @ (&)
The significant unobservable inputs EARUEREH AR (@)
(continued)

Investment properties

held by the Group Significant unobservable inputs

TEBEFRFEREME BEATHUEZRBABE

Property 5 — Term yield, taking into account yield of 5.75%, generated from comparable properties
Property in Hangzhou and adjustment to reflect the certainty of term income secured and to be received.
(Landscape Garden) et R AR 2 B A O o e A I PR FE U] B BAS K B B 2 TR ER U A AR 2
ik Y/ E S AWMLY/ FHE - AR E 25.75% ©

(LL7k3t)

Reversionary yield of 6.25%, taking into account annual unit market rental income and
unit market value of the comparable properties.

R RBATHFERSWARBENENEUTE ERWEER6.25%

Market unit rent of RMB2.3/sgm/day, using direct market comparables and taking into
account location and other individual factors such as road frontage, size of property
and facilities.

EREEMIGLER A AT K5t MU B R EREE R ~ 125 K/ s 1 25 H A E R E
H mHEUHEERETARKERARE23TT

Price of RMB9,429/sgm, using market direct comparables and taking into account
location and other individual factors such as road frontage and size of property.
FREEMIGLEAT st R ERREHEREMEXNNERLMENRE  BREAE
TFHRAREE 4297t °

AR EERA
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13. INVESTMENT PROPERTIES 13. 1 EME (@
(CONTINUED)
(@  (continued) @ (&)
The significant unobservable inputs BEAFABRRHAE (@
(continued)

Investment properties

held by the Group Significant unobservable inputs

TEEFRFEREME ERFAEREBARE

Property 6 — Term yield, taking into account yield of 5%, generated from comparable properties and
Property in Hangzhou adjustment to reflect the certainty of term income secured and to be received.

(Hidden Dragon Bay) AREt R B a2 B O W e A 2 [ PR FE ) B BAS Re B B 2 TR ERU A TR 2
B = —HUIN AP FHE AR E 25% ©

(FERE)

Reversionary yield of 6%, taking into account annual unit market rental income and unit
market value of the comparable properties.

R RBATHFERSWARBEYENEUTE ERWEER6%

Market unit rent of RMB4.4/sgm/day, using direct market comparables and taking into
account location and other individual factors such as road frontage, size of property
and facilities.

BRAEEMIBLR A AR K 1 B K Ba 8 B 1) 2 K/ e 5 B <5 H At 8 51
H mHEUHEEREBTARERARBA4T

Price of RMB13,282/sgm, using market direct comparables and taking into account
location and other individual factors such as road frontage and size of property.
FREEMIGLEAT s R B RBEHEREMEXNNEREMENRE  BEAE
THRARMEZ,2827

China New City Commercial Development Limited
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13. INVESTMENT PROPERTIES 13. 1 EME (@)
(CONTINUED)
@  (continued) @ (&)
The significant unobservable inputs EARUEREH AR (@)
(continued)

Investment properties

held by the Group Significant unobservable inputs

TEBEFRFEREME BEATHUEZRBABE

Property 7 — Term yield, taking into account yield of 5.75%, generated from comparable properties
Property in Yuyao and adjustment to reflect the certainty of term income secured and to be received.
(Intime City) 5T R 4RV 2 A A MR i e 7 'R BRFE U] B BRAS e B W B Z AR BRI AT AR H 2
TR E— Rk FHE - AR E 25.75% ©

(GRZ=H)

Reversionary yield of 6.25%, taking into account annual unit market rental income and
unit market value of the comparable properties.

R RBATHFERSWARBENENEUTE ERWEER6.25%

Market unit rent of RMB4.0/sgm/day, using direct market comparables and taking into
account location and other individual factors such as road frontage, size of property
and facilities.

EREEMIGLER A AT K5t MU B R EREE R ~ 125 K/ s 1 25 H A E R E
H mHEUHEERETARKERAREB40T

Price of RMB11,569/sgm, using market direct comparables and taking into account
location and other individual factors such as road frontage and size of property.
FREEMIGLEAT st R ERREHEREMEXNNERLMENRE  BREAE
TFHARAREN,5697T

AR EERA
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13. INVESTMENT PROPERTIES 13. 1 EME (@
(CONTINUED)
(@  (continued) @ (&)
The significant unobservable inputs BEAFABRRHAE (@
(continued)

Investment properties

held by the Group Significant unobservable inputs

TEEFRFEREME ERFAEREBARE

Property 8 — Term yield, taking into account yield of 5.75%, generated from comparable properties
Property in Yuyao and adjustment to reflect the certainty of term income secured and to be received.
(Retail portion of Times Square I) £85t 5z [EI58) 2 7 4 YU a5 K2 73 = BRFE 1) © IS K BN A U B 2 FEERUR A MAE L 2
BIRMEE— Rk R AR E 25.75% ©

(FFES—REmEI D)
Reversionary yield of 6.25%, taking into account annual unit market rental income and
unit market value of the comparable properties.

R RBATHFERSWARBENENEUTE ERWEER6.25%°

Market unit rent of RMB3.0/sgm/day, using direct market comparables and taking into
account location and other individual factors such as road frontage, size of property
and facilities.

BRAEEMIBLR A AR K 1 B K Ba 8 B 1) 2 K/ e 5 B <5 H At 8 51
H mHEUHEERETARKERAREEI.0T

Price of RMB11,389/sgm, using market direct comparables and taking into account
location and other individual factors such as road frontage and size of property.

FREEMIZLEEA T st R B RBEHEREMEXNNEREMENRE  BEAE
FHRAREN,3897T

China New City Commercial Development Limited
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13. INVESTMENT PROPERTIES

(CONTINUED)

(@  (continued)

The significant unobservable inputs
(continued)

Reconciliation of fair value measurements categorised within Level

NOTES TO FINANCIAL STATEMENTS
M BRI

31 December 2020 2020512831 H

13. IR E¥% (@)

(@) (&)

EXTABRBARE (B

DRB/E-BARNBESRZANEBES

3 of the fair value hierarchy: E7HEK:
Commercial
properties
ERmE
RMB’000
ARBT T
Carrying amount at 1 January 2019 201961 B18 2 IREE 2,876,300
Net gain from a fair value adjustment recognised in RSB RN EESEFRED S
changes in fair value of investment properties A BIEERE S W S8 44.000
Carrying amount at 31 December 2019 and R2019F 128318 &
1 January 2020 20201 B1H ZREE 2,920,300
Net loss from a fair value adjustment recognised in RIEEYENNBRESITHED S
changes in fair value of investment properties A BIEERE IR E5E (20,000)
Carrying amount at 31 December 2020 R2020FE 12831 B~ BEEFEE 2,900,300

Under the discounted cash flow method, fair value is estimated
using assumptions regarding the benefits and liabilities of
ownership over the asset’s life including an exit or terminal value.
This method involves the projection of a series of cash flows on a
property interest. A market-derived discount rate is applied to the
projected cash flow in order to establish the present value of the
income stream associated with the asset. The exit yield is normally
separately determined and differs from the discount rate.

The duration of the cash flows and the specific timing of inflows
and outflows are determined by events such as rent reviews, lease
renewal and related reletting, redevelopment or refurbishment.
The appropriate duration is driven by market behaviour that is
a characteristic of the class of property. The periodic cash flow
is estimated as gross income less vacancy, non-recoverable
expenses, collection losses, lease incentives, maintenance costs,
agent and commission costs and other operating and management
expenses. The series of periodic net operating income, along with
an estimate of the terminal value anticipated at the end of the
projection period, is then discounted.

BERRREREE AABEDHAR
EEFRANME RN DR BENREKM
B (BREREENRRER) - ZAHEIR
HYERD—RIRSAENTE - HE
AREREBRBHHITERNRER  JE
YZEERBRREANERE BRHKR@E
BERREBEEEAARINMEREX

RERENFERERORAFR LB ERE
R/ A ms  AEEA A
BHEH ERABTSEEHRE-BENS
BREZ ST (BYELNN—ER
M) P& - ERIRE M ERB A RE
B e el WEES IR S TS 5 R
REERA RERAZEAURAEMES
REERX M & —RIIEHEERA
FRR BRI N RARRERNKIRE
Bt BRETIER

ERA TR REERAT
—ECSEER

—_——
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13. INVESTMENT PROPERTIES

(CONTINUED)

(@  (continued)

A significant increase (decrease) in the estimated rental value and
the market rent growth rate per annum in isolation would result in
a significant increase (decrease) in the fair value of the investment
properties.

A significant increase (decrease) in the long term vacancy rate and
the discount rate in isolation would result in a significant decrease
(increase) in the fair value of the investment properties. Generally,
a change in the assumption made for the estimated rental value is
accompanied by a directionally similar change in the rent growth
per annum and the discount rate and an opposite change in the
long term vacancy rate.

There are six properties — the International Office Center, the Office
portion of Highlong Plaza, the Serviced apartment portion of
Highlong Plaza and the Retail and Serviced apartment portion of
Xixi New City, four properties in Hangzhou, and the Retail portion
and Office portion of Time Square Il, a property in Yuyao are valued
and categorised into Level 2 fair value hierarchy. The valuation
technique adopted is the direct comparison approach, and the key
input is price per square metre. The higher the price, the higher the
fair value.

The significant observable input for the International Office
Center is the price of RMB36,500/sgm, using market direct
comparables and taking into account location and other individual
factors such as road frontage and size of property. As at 31
December 2020, the investment property part of the International
Office Center was valued and categorised into Level 2 fair value
hierarchy with a carrying amount of RMB1,767,000,000 (2019:
RMB2,614,000,000).

China New City Commercial Development Limited
2020 Annual Report

3. IEME (@)

G EEEERTSESFERXRERFK
1B CRl) REBERREMEZ AREE
RIEEAN CRi L) o

BT ERRAREEEAERN (L)
BERRENEY AR BEAERD (2
o) - — MRS A R E B E 80
RNBEIHESEEERAEREHE
BUS DR EREREEEHRR MY
21t o

HEREWME-—BREBADLBEES
MRBMD 1EREHIRB A E K PEEMN
BHRERPRBRBAAE (MEHAR
TN REFRES —HEE RGN (—
BURREZMFE BETHELDES
NABEZERF2HR - FANBERMNSE
BLLEE MESZBABBAETHKE
o BRES AnBEES-

BEEIMARLHNERTERGARELS
T 753K AR K36,500cIER 2 F 8 E
FEREETBLEAT T R EMUKE
HER - MEXNNEEMENRRERE
$R20204F12831 8 » BRI AR LR E
MEBHEETHELDEAAAEESE
B2 BREE A AR 1,767,000,0007T
(20194 : AR #52,614,000,0007T) °



13. INVESTMENT PROPERTIES

(CONTINUED)

(@  (continued)

The significant observable input for the Office portion of Highlong
Plaza is the price of RMB12,500/sgm, using market direct
comparables and taking into account location and other individual
factors such as road frontage and size of property. As at 31
December 2020, the investment property part of the Office portion
of Highlong Plaza was valued and categorised into Level 2 fair
value hierarchy with a carrying amount of RMB38,000,000 (2019:
RMB40,400,000).

The significant observable input for the Serviced apartment portion
of Highlong Plaza is the price of RMB14,300/sgm, using market
direct comparables and taking into account location and other
individual factors such as road frontage and size of property.
As at 31 December 2020, the investment property part of the
Serviced apartment portion of Highlong Plaza was valued and
categorised into Level 2 fair value hierarchy with a carrying amount
of RMB14,000,000 (2019: RMB22,600,000).

The significant observable input for the investment property part
of the Retail portion of Xixi New City is the price of RMB47,200/
sgm, using market direct comparables and taking into account
location and other individual factors such as road frontage
and size of property. As at 31 December 2020, the investment
property part of the Retail portion of Xixi New City was valued and
categorised into Level 2 fair value hierarchy with a carrying amount
of RMB28,300,000 (2019: RMB28,300,000).

13

NOTES TO FINANCIAL STATEMENTS
M BRI

31 December 2020 2020512831 H

REME (@)

1B EISZ WA MNERTRRE A
BAESFTHKARE12,500c B > Z
EHECHEEREMBLEBREALS RUE
MR g~ MEXNEHEMERNRER
EETE o 7R202012831H » [BREHB WA
MmN ENESMESETHEBELDLE
BARBEASRF2HR REEAARKE
38,000,0007% (20194 : A ER#40,000,000
JT) ©

BRESREXNAZHMHNEAATEE
BABEAS TR RARE14,300THE
B ZEREFEAEEHBLEEAT K
B UK R E R~ M E X/ NEE @R
REEE - 1R2020F 128310 » 18R E1H
REXNABIHMHIEENEDHEETHE
BUEDEAAAEESHRF2H REE
% AR #14,000,0007t (20194 © AR
22,600,0007T) °

FEMBTMEEMONEEMESR N
BAITHEZHAABEBASTARARE
47,200t NEH  ZEREEREETS
LEBGAN st R B U R EEHER WE KR
NEHMERNEEZETE o 1220205128
31H AR T E B R EYED
PNEETHELDEAANBEZRE2
4 BRTE{E A AR 128,300,0007T (2019
£ AR128,300,0007T) °

R EEEEERAT
= w177

BT
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13. INVESTMENT PROPERTIES

(CONTINUED)

(@  (continued)

The significant observable input for the Retail portion of Time
Square Il is the price of RMB7,300/sgm and that for the Office
portion of Time Square Il is the price of RMB6,800/sgm, using
market direct comparables and taking into account location
and other individual factors such as road frontage and size of
property. As at 31 December 2020, the investment property part
of the Retail and Office portion of Time Square Il was valued and
categorised into Level 2 fair value hierarchy with a carrying amount
of RMB50,000,000 (2019: RMB50,000,000).

By the end of 2019, the serviced apartment portion of Xixi New
City was originally designed for sale. In June 2020, management
decided to change the usage of the serviced apartment portion
of Xixi New City from sale to leasing. The significant observable
input for the investment property part of the serviced apartment
portion of Xixi New City was the price of 37,000RMB/sgm, using
market direct comparables and taking into account location and
other individual factors such as road frontage and size of property.
As at 31 December 2020, the investment property part of the
Serviced apartment portion of Xixi New City was valued and
categorised into Level 2 fair value hierarchy with a carrying amount
of RMB617,000,000.

China New City Commercial Development Limited
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3. IEME (@)

RRES ZHESEBHHNEARTHEEH A
HEASFHRKARE7,300THER
MR ES NI ASBMHNEARNTTE
REAHBEAESTHKARES,800TH
B ZEREEREZETBL8AT s
Fe (i B LA R B i 18 B ~ ) 2 K/ N5 At 8
PIEEEEE - 1202051283310 ' B ¥ B
REZZHENTERMASD IR EYE
BRETHELDELAABES RS2
4 BRI {E A AR 150,000,0007T (2019
£ AR#50,000,0007T) °

BE20190FFR AAEMBHTNRB AL
JRAETH LUSHE 23 BRI AR 51 0 12202046
B ERERAETRKAZNBMHRERAAQ
ENAGHEEFERA LM FEEMEM™
HERBEAABREEBBONEATER
WA BIBASTHKARE37,000THE
B ZEHEFERERTHRLEBIAT &
B UK ERE B~ WX/ NEEMER
REET 112020128310 BEHFEZR
MEmRBALABNEEY = DET
HELDEAANBEEERE2R REE
# N R #617,000,0007T °
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13. INVESTMENT PROPERTIES 13. R EYE (@)
(CONTINUED)
(@)  (continued) @ @&
Fair value hierarchy ARBEEER
The following table illustrates the fair value measurement hierarchy j;j;?ﬁﬁﬁ AEBRBVEZARBEFE

of the Group’s investment properties:

Fair value measurement as at
31 December 2020 using

12202012831 B EAUTREN A A BEH 2
Quoted Significant Significant

prices in observable  unobservable
Recurring fair value UTRBEZEEMAREE  active markets inputs inputs
measurement for: H- (Level 1) (Level 2) (Level 3) Total

EEME  EATERE  EATIERR

NHE BAME BAHE
(148 51) (248 51) (R348 3) Hast
RMB'000 RMB'000 RMB'000 RMB'000
ARBTT  ARBTR ARBTT  ARETR

Commercial properties [ElEkES = 2,514,300 2,900,300 5,414,600

Fair value measurement as at
31 December 2019 using
R2019F12B31 BERUTREN AR BEHE

Quoted Significant Significant
prices in observable unobservable
Recurring fair value UTEBEZEEHANEBE active markets inputs inputs
measurement for: FE (Level 1) (Level 2) (Level 3) Total

EETE EXRE EATIEE

e BAHE BAHE
(B3 (24 30) (FE3#RA) a5t
RMB’000 RMB’000 RMB’000 RMB’'000
ARBTR ARETR ARBTT AREBT

Commercial properties BmRME = 2,755,300 2,920,300 5,675,600

HEH B A RAT
Txlzgan 179
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13. INVESTMENT PROPERTIES
(CONTINUED)

Fair value hierarchy (continued)

()

The Group’s investment properties situated on the leasehold
land in Mainland China are all leased for 30 to 50 years.

Investment properties leased out under operating leases

The Group leases out investment properties under operating
lease arrangements. All leases run for a period of one to
fifteen years, with an option to renew the leases after the
expiry dates, at which time all terms will be renegotiated.
The Group’s total future minimum lease receivables under
non-cancellable operating leases arising from investment
properties are as follows:

13. IR E¥%E (@)

AREEFR (@)

(b)

FEBREYE (IR PEAMME
B 1) AN FHS0E04E

RELEHEEHENREYE

FERRBEEHEZHELRE
ME-FRERER—E+RE I
FIEENRIMAREENEEE
HERTEIHE - AEBERETT
BHEEHERREYEMSNA
BREAEREREBENT :

2020 2019

20204 20194

RMB’000 RMB’000

AR®FT ARBEEFTT

Within one year —FR 68,417 79,763
In the second to fifth years, inclusive F_EERF (BHEEERSE) 140,728 154,333
After five years EEME 33,942 48,089
243,087 282,185

At 31 December 2020, certain of the Group’s investment
properties with a carrying amount of RMB3,185,130,000
(2019: RMB1,317,502,000) were pledged to secure interest-
bearing bank and other borrowings granted to the Group as
disclosed in note 29.

As at 31 December 2020, the Group entered into certain
sales agreements to sell certain investment properties
with a carrying amount of RMB54,755,000 (2019:
RMB316,960,000). Besides, the Group also received
deposits of approximately RMB35,338,000 (2019:
RMB266,234,000), and the amount received was recognised
as contract liabilities as at 31 December 2020.

China New City Commercial Development Limited
2020 Annual Report

1202012831 H  RIFH 5229
FTigE AEEREEAARE
3,185,130,0007T (20194 | AR
1,317,502,00070) VA FREMED
ERERERFBIRITERKREM
BV

R2020% 128310 AEBI LA
TFHERZULERABEAAR
#54,755,0007C (20194 | AR
316,960,00070) B FHREY = -
o REBFBRERESHAR
#35,338,0007T (20194 : AR
266,234,0007T) © 722020412431
B> BWEEEERRAEGNAGE.



14. PROPERTIES UNDER

NOTES TO FINANCIAL STATEMENTS
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31 December 2020 2020512831 H

14. AP E

DEVELOPMENT

2020 2019
20205 20194
Notes RMB’000 RMB’000
Kzt AR#FT AREFTT
Carrying amount at 1 January M B1HEREE 1,432,835 1,847,069
Additions B 738,469 563,826
Transfer to construction in progress HEBEETETRE 12 (48,088) (344,086)

Transfer to completed properties held HEEREHE
for sale [S-3p%Y/ES 22 (14,068) (633,974)
Carrying amount at 31 December M12BA31HEREE 2,109,148 1,432,835
Current assets TMENEE 1,153,750 497,524
Non-current assets ERBEE 955,398 935,311
2,109,148 1,432,835

Except for one property located in Japan, the Group’s properties
under development are located in Mainland China.

B — W A% B A A EEB Y
S i R E R My o

2020 2019

20204 20194

Japan Hs RMB’000 RMB’000
AR¥FT ARBEFTT

Freehold KA ZERE 80,037 80,037

The carrying amounts of the properties under development situated
on the leasehold land in Mainland China are as follows:

Mainland China A E Py i

FERYE (IR PERAIEE i) 59

BREENT :
2020 2019
20204 20194
RMB’000 RMB’000

ARBTT ARETT

Lease terms between 30 and 50 years FHHA30F =505

At 31 December 2020, certain of the Group’s properties under
development with a carrying amount of RMB485,411,000 (2019:
RMB124,462,000) were pledged to secure interest-bearing bank
and other borrowings granted to the Group as disclosed in note 29.

2,029,111 1,352,798

2020F128318  "EEE THESRY
2REEA ARK485,411,0007T (2019
F 1 AR #124,462,0007T) » {0 HT5E29F
B EBEABRTAERHNERITERRA
MIETRBIIEIR

HEH B A RAT
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31 December 2020 2020E12831H
15. LEASES
The Group as a lessee

The Group has lease contracts for buildings used in its operations.
Leases of buildings generally have lease terms between 5 and
18 years. Generally, the Group is restricted from assigning and
subleasing the leased assets outside the Group.

(a) Right-of-use assets

The carrying amounts of the Group’s right-of-use assets and
the movements during the year are as follows:

15.f0 8
AEEESERAA
rEEBBERANEESEGT 2 EFTHES
NeotHERFHEHR—MRNF5E18F
—Rms > AEBRFNSEHELDERABR
rEBHEESE-
(a) EFRAEEE

FEBRRFANZEREEEREE

BB
2020 2019
20204 20195
RMB’000 RMB’000

AREFT ARKET T

As at 1 January ®181H8
Additions RE

Acquisition of a subsidiary WE—RBHE AR
Depreciation charge TEZH

As at 31 December 128318

China New City Commercial Development Limited
2020 Annual Report

316,788 279,579
43,045 67,321
= 13,851
(41,707) (43,963)
318,126 316,788




15. LEASES (CONTINUED)

The Group as a lessee (continued)

(b)

Lease liabilities

The carrying amount of lease liabilities and the movements

NOTES TO FINANCIAL STATEMENTS

M BRI

31 December 2020 2020512831 H

15. 18 (&)
HEBEEAEBA @)

(b)

HEAR

RERZEAEEERAERESU

during the year are as follows: s s
2020 2019
20204 20194
RMB’000 RMB’000
AREFT AREFT
Carrying amount at 1 January M1B1B ZRmEE 332,397 273,178
New leases WmHEE 43,045 67,321
Additions as a result of acquisition of AW E—ENE AR RE
a subsidiary - 13,851
Accretion of interest recognised during  ERFESE 2~ F) B1E 10
the year 14,735 15,034
Payments INES (38,976) (36,987)
Carrying amount at 31 December H12831B ZRmEE 351,201 332,397
Analysed into PR
Current portion TRENEB D 35,061 24,297
Non-current portion IERENER D 316,140 308,100
The maturity analysis of lease liabilities is disclosed in note 40 EaBEBHONIKERTTH
to the financial statements. $E%§ FfsE400

EPI%TWZFEF%%?*EE@ T

—7—%
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15. LEASES (CONTINUED) 15. 18 (&)
The Group as a lessee (continued) TEBEAEBEAN (B)
(c) The amounts recognised in profit or loss in relation to (c) HHEBRRANERPEIRZEEEN
leases are as follows: T
2020 2019
20204 20194
RMB’000 RMB’000

ARBTR ARETT

Interest on lease liabilities HESENE 14,735 15,034
Depreciation charge of FREEEZITESH
right-of-use assets 41,707 43,963
Expense relating to short-term leases ~ BHEHAIFEERBEBESERE
and leases of low-value assets BRAZEX
(included in administrative expenses) GTATTERS) 24,065 22,358
Total amount recognised in RIEm PR 2 488
profit or loss 80,507 81,355
(d) Extension and termination options (d) FEHAR &% IEEERE
The Group has no lease contracts that include extension and AEEEE F UL KA IFEERE
termination options. ZHERH-
(e) Variable lease payments (e) TFIEFMAEMER
The Group has no lease contract that contain variable KEBRIREOSUENGRZEES
payments. #o
()  The total cash outflow for leases is disclosed in note 34(c) to n HEEZERESAHEERENBER
the financial statements. FRMIFE34(C) °
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15. LEASES (CONTINUED)

The Group as a lessor

The Group leases its investment properties consisting one of
commercial property in Shanghai, two commercial properties in
Yuyao and five commercial properties in Hangzhou under operating
lease arrangements. The terms of the leases generally require
the tenants to pay security deposits and provide for periodic rent
adjustments according to the then prevailing market conditions.
Rental income recognised by the Group during the year was
RMB144,845,000 (2019: RMB175,412,000), details of which are
included in note 5 to the financial statements.

At 31 December 2020, the undiscounted lease payments

15.

NOTES TO FINANCIAL STATEMENTS
M BRI

31 December 2020 2020512831 H

HE (&
AEBEIERHEA

AEBRBELCEHETHHAELEY
¥ BEHREE—EHRLEEZERAYE W
ERRERABERNZ EEY = -HE
EHR—REREE S REBSRIRRER
MREAERAS AEBNERRD
AW A A AREE144,845,0007T (2019
F 1 AR¥8175,412,0007T) » ERAEBEH®
AT IR M sES 0

2020128318 » K%@ﬁﬁi@ﬁ%ﬂﬁ

receivable by the Group in future periods under non-cancellable ST 2 A B0 8 4 AR B 0 o 2K A RS R UK
operating leases with its tenants are as follows: ZAREIRBENTAOT -

2020 2019

20204 20194

RMB’000 RMB’000

ARBEFT ARBEF T

Within one year —FR 68,417 79,763

After one year but within two years ZR—FEEDEMmE 38,143 43,732

After two years but within three years ZRMEELDR=F 35,956 39,677

After three years but within four years ZR=FEDRIUE 34,574 36,580

Atfter four years but within five years ZRMUFEELRAF 32,055 34,344

After five years EEMNE 33,942 48,089

243,087 282,185

EPI%TWZFEF%%?*E%@ NS
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M5 R AR b

31 December 2020 2020E12831H

5
16. GOODWILL 16.H &
RMB’000
ARBF T
Cost at 1 January 2019, net of accumulated impairment R2019F1 18 2 fAs » NBR R EHRE -
Acquisition of a subsidiary WiE—EE AR 98,995
Impairment during the year FRRE -
Cost and net carrying amount at 31 December 2019 R2019FE12831 8 2 4 K AR EFE 98,995
At 31 December 2019: 720194128311 -
Cost (D% 98,995
Accumulated impairment RETRE =
Net carrying amount REEE 98,995
Cost at 1 January 2020, net of accumulated impairment 12020FE1B1H Z B4
MR RHRE 98,995
Impairment during the year FNEE -
Cost and net carrying amount at 31 December 2020 R20205E12831HZ
R A e AR TR (B 98,995
At 31 December 2020: 72020512831 H -
Cost D% 98,995
Accumulated impairment RETRE =
Net carrying amount IREEE 98,995

China New City Commercial Development Limited
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16. GOODWILL (CONTINUED)

Impairment testing of goodwiill

Goodwill acquired through business combinations is allocated to
the pre-education business cash-generating unit for impairment
testing.

The recoverable amount of the pre-education business cash-
generating unit has been determined based on a value in use
calculation using cash flow projections based on financial budgets
covering a five-year period approved by senior management. The
discount rate applied to the cash flow projections was 18.05%
(2019: 17.45%) and cash flows beyond the five-year period were
extrapolated using a growth rate of 2.85% (2019: 2.85%), which
was the same as the long term average growth rate of the pre-
education industry.

Assumptions were used in the value in use calculation of the
pre-education business cash-generating unit for 31 December
2020. The following describes each key assumption on which
management has based its cash flow projections to undertake
impairment testing of goodwiill:

Budgeted gross margins — The basis used to determine the value
assigned to the budgeted gross margins is the average gross
margins achieved in the year immediately before the budget year,
increased for expected efficiency improvements, and expected
market development.

Discount rate — The discount rate used is before tax and reflects
specific risks relating to the relevant unit.

The values assigned to the key assumptions on the market
development of the pre-education business and the discount rate
are consistent with external information sources.

The management of the Group assessed that any reasonably
possible change in any of these assumptions would not cause the
carrying amount of the pre-education business cash-generating
unit to exceed its corresponding recoverable amount as at 31
December 2020.

NOTES TO FINANCIAL STATEMENTS
M BRI

31 December 2020 2020512831 H

16./H & ()

e ZimERR

FRERCHEE L BENDRESNHE
=HRRESERET LUETHERR -

EHREEBReEHE T2 O WEIREE
BREEAEBEAEEAENRSREEE
Frit R E A FRBZ M BEE 2 REnR
EBABE -REeR=TBAMERZ IR
F#18.05% (20194 : 17.45%) > miB
hFHARE 2 IRE M EHEH2.85% (20194 !
2.85%) 2 REHE  ZIERFHEBEIH
BIT¥EZ REFEEERRER -

SHER2020FE 12831 H 2 2RiA B KR
CTERETZEABERFEARRER TX
HEEEAETHERENARELE
RERESRBTEA 2 SIEBRERR

BREENX - BREEDEFTREEMNX
NEEFMRENEESREEEFER —
FAPMBERNFHENR > HREHHN
RIFF KRBT ISERMA TR

FEIRE - FREARRLIREDRNAT 2 BB
7 fiz PR £2 48 F) B8 L 48 R RO 45 RE LB o

DEEBFBEEB T HERKERE
ZBERBRRZBEEISFERRIR—K-

FEBEERIEEMRERRZEMNE
ER R I EERENHEEBRE
7 W BB T 2 AR B8 H H AR 7020204 12
HA31HZ A ig[ol&2E -

PET A EERER AR
—ECEEFR
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NOTES TO FINANCIAL STATEMENTS
M5 R AR b

31 December 2020 2020E12831H

17. OTHER INTANGIBLE ASSETS

17. HtH B R E

Brandname
mhE 2B
RMB’000
ARBTT
31 December 2020 2020%F12H31H

Cost at 1 January 2020, net of accumulated amortisation 7202051 B1H Z a4 » Bk 8 5t o 34,257
Amortisation provided during the year FREHZ #H (1,735)
At 31 December 2020 7220205 12831H 32,522

At 31 December 2020: 120205128311 :
Cost BN 34,690
Accumulated amortisation Rty (2,168)
Net carrying amount EREFE 32,522
Brandname
mhE %
RMB’000
AR®BTT

31 December 2019 2019%12H31H

Cost at 1 January 2019, net of accumulated amortisation 7201951818 Z A7 » 305k B 518 -
Acquisition of a subsidiary WEE—REM B AR 34,690
Amortisation provided during the year FREH 2 #H (433)
At 31 December 2019 720195 12831H 34,257

At 31 December 2019: 72019F12831H
Cost D% 34,690
Accumulated amortisation RET Y (433)
Net carrying amount REFE 34,257
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NOTES TO FINANCIAL STATEMENTS
M BRI

31 December 2020 2020512831 H

18. EQUITY INVESTMENTS 18. s ESAREBEESAR
DESIGNATED AT FAIR the2mEmliEzikRtinE
VALUE THROUGH OTHER
COMPREHENSIVE INCOME

2020 2019
20204 20194
RMB’000 RMB’000

ARBTT ARETT

Equity investments designated at EEARBRAABERA
fair value through other Ht2EmWmzREEE
comprehensive income

Unlisted equity investments, at fair value:  JE FHRRAIRE » A REE .

Qian Ning Health Industry Co., Ltd. I EREEXBRAD 25,000 25,000
Anhui Five Star Food Co., Ltd. ZHEEERRRMDERLE 3,300 3,300
Hangzhou Sui Kang Nursing Home MMNBEREERERAR
Co., Ltd. - 4,372
Shenzhen Xin Shi City Development FIEAEHERKERRAR
Investment Co., Ltd. 6,000 6,000
Zhejiang Xinnongdu Industrial Co., Ltd. I REEXARAR 358,290 336,000
392,590 374,672
The above equity investments were irrevocably designated at HRAEBERA R E BN
fair value through other comprehensive income as the Group oA EBRER A RHOIMIEEZERE
considers these investments to be strategic in nature. Changes of BEAABESFAEMEZARE -REE
RMB17,200,000 in fair value for the year ended 31 December 2020 2020F12A31HIEFEAABEEITAR
and accumulated changes of RMB26,200,000 in fair value as of #%17,200,0007T K &, £2020F12H31HZ
31 December 2020, respectively, have been recognised in other R EERSHEEH AR 26,200,0007519
comprehensive income. RE M2 U S PR

PR EEERARAD
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M5 R AR b

31 December 2020 2020E12831H

19. LONG TERM PREPAYMENTS

19. REAFE(T X

2020 2019

20205 20195

RMB’000 RMB’000

AR®BTT ARETFT

Prepayment for equity investment* AR E BT RIE 234,484 =
Prepayments for land acquisition TR BE > SR RUIE 11,382 11,020
Maintenance fund HEED 15,980 20,378
Prepaid expense FEN X 8,089 17,480
Deposits for construction completion ®ITiRs 16,553 33,062
Deposits & 52,273 52,273
338,761 134,213

As at 31 December 2020 and 2019, financial assets included
in long term prepayments of the Group were considered to be
low credit risk and thus the Group assessed that there was no
significant loss allowance recognised in accordance with the ECL

model under IFRS 9 as at 31 December 2020 and 2019.

*  The details of prepayment for equity investment is disclosed in note 37.
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20. DEFERRED TAX ASSETS AND

LIABILITIES

The movements in deferred tax assets and liabilities during the year
are as follows:

NOTES TO FINANCIAL STATEMENTS
M BRI

31 December 2020 2020512831 H

20. RIEIRIBEE ER A E

FRIELERBEERBBREHNT !

Deferred tax assets RIERRIEE &
Losses
available
Unrealised for offsetting
intragroup Lease  against future
profit or loss liabilities  taxable profits Total
A8
RER RIRFERH
EEMER HEaE FEREE Bt
RMB’000 RMB’000 RMB'000 RMB’000
ARETT ARETT AE®FT NS
At 1 January 2019 120191 81H 1,976 - 2,577 4,553
Deferred tax credit/(charged) to the FRPBERER/
statement of profit or loss during the (0R) BB
year - 4,468 (2,577) 1,891
At 31 December 2019 and 120195128318 &
1 January 2020 2020%181H 1,976 4,468 - 6,444
Deferred tax credit to the statement of ~ FERPIBREREEN
profit or loss during the year RILIRIE - 3,803 1,642 5,445
At 31 December 2020 122020 12831H 1,976 8,271 1,642 11,889

In accordance with the PRC laws and regulations, tax losses could
be carried forward for five years to offset against its future taxable
profits. Deferred tax assets relating to unutilised tax losses are
recognised to the extent that it is probable that sufficient taxable
profit will be available to allow these deferred tax assets to be
utilised.

The Group has no accumulated tax losses arising in Hong
Kong that are available indefinitely for offsetting against future
taxable profits of the companies in which the losses arose. The
Group has accumulated tax losses arising in Mainland China of
RMB787,899,000 (2019: RMB731,322,000) that will expire in one
to five years for offsetting against future taxable profits. Deferred tax
assets have not been recognised in respect of these losses as they
have arisen in subsidiaries that have been loss-making for some
time and it is not considered probable that taxable profits will be
available against which the tax losses can be utilised.

BEREERRER MEBBEAEED
FLUIREE B ROERNAE - BREKR
PRAMEGENELERESE  REEF
B RAERNIEUCZERLEREEE
ESHARS e

FERTENREBELERFMNEBRE
ARAMNERAKHESERERENRTA
BERRAE - AEBRTEAMESE
AR #787,899,0007T (20194 | AR
731,322,0007T) W REHNIERIE Bt —
ELFEREE R B BRIERNT
Ho-HNZEWB AR EELBE—KEF
> BRR DM EP]ER ] BIEHNER BB
BEHERNAE O Wl Z L BB

ERA TR REERAT
—ECSEER

—_——
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31 December 2020 2020E12831H

20. DEFERRED TAX ASSETS AND

LIABILITIES (CONTINUED)

The movements in deferred tax assets and liabilities during the year
are as follows: (continued)

20. EERERER AR (48)

FRELENEEERBELENT : (@

Deferred tax liabilities RERIEE R
Fair value
adjustment
of equity
investment Fair value
Fairvalue  at fair value adjustment
adjustment  through other arising from
of investment comprehensive acquisition of With-
properties income  a subsidiary holding tax Others Total
RAREE
FARAM e
2EKE IEAE
BENE  ZREKRE g%z
AREERE  ARBEEEE  AREESRE R Hitt @
RMB'000 RMB'000 RMB’000 RMB'000 RMB'000 RMB’000
AEEFT  AEBTR  ARETRT ARETRT ARETR  AR%TR
At 1 January 2019 #2019E181H 841,382 2,250 = 22,846 85,898 952,376
Realised during the year RERER (39,446) - - - 4,879) (44,325)
Acquisttion of a subsidiary KE—RNEAT - - 5,897 - - 5,897
Deferred tax credited to the statement of FRRERRERNEILRE
profit or loss during the year 10,619 S = 8,731 4617 23,967
At 31 December 2019 and 1 January 2020 1#2019512A318 k20201518 812,555 2,250 5,897 31,577 85,636 937,915
Realised during the year RERZE (135,997) - (434) - (7,106) (143,537)
Deferred tax credited to the statement of FRRBEE
profit or loss during the year ERNIEILRE 94,959 - - 9,807 4,375 109,141
Deferred tax credited to the statement of other FRREMEANRRERN
comprehensive income during the year REIERIE - 4,300 - - - 4,300
At 31 December 2020 #2020F128318 517 6,550 5,463 41,384 82,905 907,819

Pursuant to the PRC Corporate Income Tax Law (the “New CIT
Law”), a 10% withholding tax is levied on dividends declared to
foreign investors from the foreign investment enterprises established
in the PRC. The requirement is effective from 1 January 2008 and
applies to earnings after 31 December 2007. A lower withholding
tax rate may be applied if there is a tax treaty between Mainland
China and the jurisdiction of the foreign investors. For the Group,
the applicable rate is 10%. The Group is therefore liable for
withholding taxes on dividends distributed by those subsidiaries
established in the PRC in respect of earnings generated from 1
January 2008.

Other than the above deferred tax liability in relation to the PRC
withholding income tax provided, no deferred taxation has been
provided for the distributable retained profits of approximately
RMB1,152,879,000 (2019: RMB770,397,000), which were derived
from the PRC subsidiaries as the Group is able to control the timing
of the reversal of the temporary differences and it is probable that
the temporary differences will not reverse in the foreseeable future.
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21. PARTLY-OWNED SUBSIDIARIES
WITH MATERIAL NON-
CONTROLLING INTERESTS

Details of the Group’s subsidiaries that have material non-
controlling interests are set out below:

Percentage of equity interest held by non-controlling interests:

NOTES TO FINANCIAL STATEMENTS
M BRI

31 December 2020 20205E12831H

21. BAEHNINA EXIEE

Az tEm BB 2 5

BEREAFEREENAEENE QS
BEEIIWT :

SFEREEFARER DL

2020 2019
2020%F 20195
Zhejiang Zhong An Sheng Long LR EREERERRAT
Commercial Co., Ltd. (3321 3))
(“Zhong An Sheng Long”) 10% 10%
Maggie and Rose Limited Maggie and Rose Limited
(“Maggie and Rose”) (TZETH o 244 ) 53.5% 53.5%

Accumulated balances of non-controlling interests at the reporting

RS B AR IR RETAERR

date:
2020 2019
20205 20194
RMB’000 RMB’000
AR¥FT AREF T
Zhong An Sheng Long REREE 133,582 129,942
Maggie and Rose I o B 4L (3,151) 3,250

Profit/(loss)for the year allocated to non-controlling interests:

FRDIKTIFEREDNFE, (BB !

2020 2019

20204 20194

RMB’000 RMB’000

AR®FT AREETTT

Zhong An Sheng Long REREE 3,640 (2,974)
Maggie and Rose I 0 B4 (7,314) (2,932)

qﬂl%ﬂﬁiﬁﬁﬁ‘ﬁ%?’f@ﬁﬁﬁﬁﬁ 193



NOTES TO FINANCIAL STATEMENTS
M5 R AR b

31 December 2020 2020E12831H

21. PARTLY-OWNED SUBSIDIARIES
WITH MATERIAL NON-
CONTROLLING INTERESTS
(CONTINUED)

The following tables illustrate the summarised financial information
of the above subsidiaries. The amounts disclosed are before any
inter-company eliminations:

21. SRR B HIMIE EAIEE
Hm )

TREIIULMBRAENHFEREE
FIiRENEZEANERRAREHEHEIZE
CEI

Maggie and Zhong An
Rose Sheng Long
T e B RLRKPE
2020 RMB’000 RMB’000
20205 ARBTT ARBTT
Revenue WA 33,952 42,641
Changes in fair value of KREMEQAABEED
investment properties - 272
Total expenses Bz 4R %8 (47,629) (6,517)
(Loss)/profit and total comprehensive FR (#B18) HERK
income for the year THEWmAREE (13,677) 36,396
Current assets MENEE 22,489 4,660,670
Non-current assets ERBEE 31,415 2,972,301
Current liabilities NiE=N (56,463) (5,547,153)
Non-current liabilities JEREBAER (3,334) (750,000)
Net cash flows generated from EEEMEL
operating activities Bene$%8 42,843 15,782
Net cash flows used in KREEBER
investing activities R MEFEE (28,854) (40,038)
Net increase/(decrease) in RERIRSEEWEM/
cash and cash equivalents CRZL) 7358 13,989 (24,256)

China New City Commercial Development Limited
194 2020 Annual Report




21. PARTLY-OWNED SUBSIDIARIES
WITH MATERIAL NON-

CONTROLLING INTERESTS

NOTES TO FINANCIAL STATEMENTS

A Bs AR L

31 December 2020 20205E12831H

21. BAEH NI A EAIFE
Az tEm BB 2 5

(4)

(CONTINUED)
Maggie and Zhong An
Rose Sheng Long
I 0 BEML R RE
2019 RMB’000 RMB’000
20195 AREBFT AREFT
Revenue WA 9,944 49,593
Changes in fair value of investment KREMEQAABEED
properties - 18,482
Total expenses RSz 4EEE (15,427) (92,812)
Loss and total comprehensive income FAREBEREEWGEELRE
for the year (5,483) (29,737)
Current assets MENEE 13,612 4,215,195
Non-current assets FERBMEE 31,283 2,891,602
Current liabilities mEaE (38,818) (4,997,375)
Non-current liabilities ElEI=E - (810,000)
Net cash flows generated from/(used in)  &EEEELE, GER) B RS 348
operating activities 19,350 (168,186)
Net cash flows (used in)/generated from 8 & &g GER) E4%
investing activities IR MEFEE (19,211) 27,748
Net increase/(decrease) in cash and cash  IRE& KIS HEY)
equivalents i, (R #E8 139 (140,438)
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31 December 2020 2020E12831H

22. COMPLETED PROPERTIES HELD

23

FOR SALE

22 FHIFHEBETYE

2020 2019

20205 20194

Notes RMB’000 RMB’000

i3 ARETT ARMETFTT

Carrying amount at 1 January R1B1HZEREE 1,734,021 2,009,041

Transfer from properties EEEMERYE

under development 14 14,068 633,974
Transfer to investment properties EIBENEYE 13 (143,194) (59,541)
Transfer to property and equipment IR EYERRE 12 (44,110) =
Disposal of a subsidiary HE—RBREBAR 33 (74,142) -
Cost of properties sold BHEYERA 6 (231,513) (849,453)
Carrying amount at 31 December M12831H ZRmEE 1,255,130 1,734,021

As at 31 December 2020, certain of the Group’s completed
properties held for sale of RMB913,191,000 (2019:
RMB824,359,000) were pledged to secure interest-bearing bank
and other borrowings granted to the Group as disclosed in note 29.

TRADE RECEIVABLES

The Group’s trading terms with its customers are mainly on credit,
except for new customers, where payment in advance is normally
required. The credit period is generally one month, extending
up to three months for major customers. Each customer has a
maximum credit limit. The Group seeks to maintain strict control
over its outstanding receivables to minimise credit risk. Overdue
balances are reviewed regularly by senior management. In view of
the aforementioned and the fact that the Group’s trade receivables
related to various diversified customers, there is no significant
concentration of credit risk. The Group does not hold any collateral
or other credit enhancements over its trade receivable balances.
The balances of trade receivables are non-interest-bearing and
unsecured.
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23. TRADE RECEIVABLES (CONTINUED)

An ageing analysis of the trade receivables as at the end of the
reporting period is as follows:

NOTES TO FINANCIAL STATEMENTS
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31 December 2020 2020512831 H

23. FEUR B B AR (48)

RIEHR - B 5 RUERTEIRE D AT 1
T e

2020 2019

20205 20194

RMB’000 RMB’000

AREFT AREFT

Within one month —@EB RN 17,718 14,348
Over one months but within three months  BE—{EBEB=@A RN 19,504 14,098
Over three months but within one year BE=ERE—FXN 414 929
37,636 29,375

An impairment analysis is performed at each reporting date using
a provision matrix to measure ECLs. The provision rates are based
on days past due for groupings of various customer segments with
similar loss patterns (i.e., by customer type and rating, and forms of
credit insurance). The calculation reflects the probability-weighted
outcome, the time value of money and reasonable and supportable
information that is available at the reporting date about past events,
current conditions and forecasts of future economic conditions. For
the sale of commercial properties, rentals under operating leases
and provision of property management services, hotel operation
businesses and other business of the Group, management has
assessed that the expected credit loss rate for trade receivables
is minimal as at 31 December 2020 and 31 December 2019. In
the opinion of the directors of the Company, the Group’s trade
receivables relate to a large number of diversified customers with
no recent history of default and the balances are considered fully
recoverable considering the historical records and forward-looking
information.

REREHARABEERETRED
U ERAEERB - BEXLER
EEHLUEBEANZERF DETH
A EEAEN RIS REMEERR
30 BEHAR BT 8 o 5% 5T 8 R BBE R
BER BRNEEERN RS HIATE
NERBESH  BaFRG R R R HE R
HEANGERAREN HRHE/BEY
X REREET S RREYEEE
AR BERK S EB A EBEMERT
= BERE BTG E S BRI 20204
12831H K&2019F 12831 HNFARRE B
BEEBE - ANBDEERA AEENE
FEBERF K SRR FIBOEL AR
FAEFERRKEE BEPL DI RAEEE
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24. PREPAYMENTS, OTHER
RECEIVABLES AND OTHER ASSETS

24. FA{FTRIA  HAth FEURTRIA

RHEMEE

2020 2019

20205 20194

RMB’000 RMB’000

ARETT ARMETFTT

Advances to suppliers BT HER 65,828 252,923

Project construction guarantee deposits ~ IEH Ti2ERIZE 203,101 52,019
Recoverable prepayment for land BEUE T #US BB AT UK [BIFE T =R I8

acquisition cancelled - 2,500

Prepaid other tax FAfTHMIRIA 73,004 57,870

Prepayment for equity investment B ARG B AT I IA = 163,889

Other receivables HAthpE kg 197,343 171,804

539,276 701,005

The financial assets included in the above balances relate to
receivables for which there was no recent history of default and
past due amounts. As at 31 December 2020 and 2019, the loss

allowance was assessed to be minimal.
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25. CASH AND CASH EQUIVALENTS
AND RESTRICTED CASH

NOTES TO FINANCIAL STATEMENTS
M BRI

31 December 2020 2020512831 H

25. IERINEEEMRZMR
FIIRE

2020 2019

2020%F 20194

RMB’000 RMB’000

AREFT AEBETFIT

Cash and bank balances R R IRTT4E R 1,108,888 422 764
Time deposits EHAERR - 8,922
1,108,888 431,686

Less: Restricted cash B ZIRAIIRS (114,776) (23,193)
Cash and cash equivalents REeERIREEEY 994,112 408,493
Current assets MENEE 114,776 14,271
Non-current assets ERHBEE - 8,922
Restricted cash ZIREIIRE 114,776 23,193

Cash at banks earns interest at floating rates based on daily bank
deposit rates. Short term time deposits are made for varying
periods of between one day and three months depending on the
immediate cash requirements of the Group and earn interest at
the respective short term time deposit rates. The bank balances
and restricted cash are deposited with creditworthy banks with no
recent history of default.

Pursuant to relevant regulations in the PRC, certain property
development companies of the Group are required to place in
designated bank accounts certain amounts of pre-sale proceeds of
properties as guarantee deposits for the construction of the related
properties. The deposits can be used for purchases of construction
materials and payments of the construction fees of the relevant
property projects when approval from the relevant local government
authorities is obtained. As at 31 December 2020, these guarantee
deposits amounted to approximately RMB74,204,000 (2019:
RMB297,000).

Besides, certain of the Group’s bank accounts of approximately
RMB40,572,000 (2019: RMB13,974,000) were pledged to banks
for the timely repayment of the loans as disclosed in note 29.

RTERENRTHEERRLUTBAER
BREF B -HERERA—RE=EAR
FERHR RAEEVENIRIRE R KM
TE) » AR [RIBIAE BATE HATFE kA R AN A
B RITHEBRZREREHFHN TN
WEENELNEERTFZIRT-

REPEBEZER NEEBNETYE
M AT ERWENE TYEBERR
BRIEEFERRIEEIRITIRS » 1E2 18R
MERRNEREE SEEEREASH
BN PIRHE R - Fe e B AL IS B AR
MEBENREMEEIZNREEA -
2020F12A31 B ZEFREBEENOB/ARE
74,204,0007¢ (20194 : AR #297,000

T

oy REBZAETIRTREOARE
40,572,0007¢ (20194 : AR #13,974,000
7T) BEERFIRITURFFEEER G
FE2OFTINER) ©

R EEEEERAT
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25. CASH AND CASH EQUIVALENTS

26

AND RESTRICTED CASH
(CONTINUED)

As at 31 December 2020, none of the Group’s non-current
time deposits (2019: RMB8,922,000) were pledged to banks as
guarantees for mortgage facilities granted to purchasers of the
Group’s properties.

As at 31 December 2020, none of the Group’s non-current time
deposits (2019: Nil) was pledged to secure interest-bearing bank
loans and other borrowings granted to the Group.

At the end of the reporting period, the cash and bank balances of
the Group denominated in RMB amounted to RMB1,075,928,000
(2019: RMB410,760,000).The RMB is not freely convertible
into other currencies, however, under Mainland China’s Foreign
Exchange Control Regulations and Administration of Settlement.
Sale and Payment of Foreign Exchange Regulations, the Group is
permitted to exchange RMB for other currencies through banks
authorised to conduct foreign exchange business.

TRADE PAYABLES

An ageing analysis of the Group’s trade payables as at the end
of the reporting period, based on the payment due dates, is as
follows:

25. RERMEFENRZR

H#iRE (&)

2020512831 H > AEB B EIEEN I E
HATETR (20194 © AR #58,922,0007T) E&E
BTRT FARAEREYEBERERR
BIEEZER-

R2020F12831H » NEE B EIEN A E
HETE R (20194 @ ) BEF LB fEA X
EEERGTEBRTEARAMERZIE
fRo

RIEHF > ZEBMUARBIENIR
& MIRTTHE A AR1,075,928,0007T
(20194 : AR #410,760,0007T) - AR
FTEEHRRAHMEY A RikH
B 79 3 91 BB R TE I R A5 BB ~ 5 BB e A
EEEEE ~EBRBESBERETI
EEFNIRITEARERBRAHMEE

26. FE{1 & SR

AEEEEN B ZRAN IS HR IR RE
A ERRE DI ¢

2020 2019

20205 20194

RMB’000 RMB’000

ARETFT ANREET T

Within six months NMEBR 453,256 580,609
Over six months but within one year BENERBR—EA 57,488 44,130
Over one year BiE—F 21,655 18,290
532,399 643,029

The trade payables are unsecured and interest-free and are
normally settled based on the progress of construction.

China New City Commercial Development Limited
2020 Annual Report

P B 5 BRI E IR K e B B —friniE
HEEZ T



27. OTHER PAYABLES AND ACCRUALS 27. H{thfE {33k

NOTES TO FINANCIAL STATEMENTS
M BRI

31 December 2020 2020512831 H

RIER: fEst & A

2020 2019

20205 20194

RMB’000 RMB’000

AR¥TFT AREETF T

Deposits related to construction BRIRENZS 32,562 28,155
Payables for acquisition of subsidiaries TLUL B B A B R BIFR 15,059 15,059
Tax surcharges LEpIliE) 11,641 18,418
Guarantee deposits ERZE 54,222 50,244
Other payables HERIE 176,200 100,995
289,684 212,871

Other payables are unsecured and interest-free.

HMENRAESERBIE AT R

CONTRACT LIABILITIES 28. AR
2020 2019
20204 20194
RMB’000 RMB'000
AREFT AEB®TF T
Advances received from customers [SlES=R=ENEN 393,694 476,063

Contract liabilities represent sales proceeds received from buyers

in connection with the Group’s pre-sale of properties. As at 31

December 2020, the decrease was primarily due to the transfer to

revenue upon delivery to customers this year.

BHBBEENAEEZHEMECHES
Z A E TS AIE c 12202041283 1H 7 #
DPHEEHRRAFERNERRBER
EIRAPTE
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29. INTEREST-BEARING BANK AND 20. st BRITEM R H it G
OTHER BORROWINGS

2020 2019

20204 20194

RMB’000 RMB’000

AREFT ARBT T

Current: BPEA :
Bank loans — secured RITER—FIEH 603,805 351,860
Other loans — secured HMER—BIKE 61,750 =
665,555 351,860
Non-current: JERNER :
Bank loans — secured RITEMR—HIKH 3,693,094 3,294,245
Other loans — secured HMEHR—BiKiE 1,110,000 810,000
4,803,094 4,104,245
5,468,649 4,456,105
Repayable: BR TS HREERE
Within one year or on demand —FRIHEKEF 665,555 351,860
Over one year but within two years ZR—FBLORME 1,808,116 948,298
Over two years but within five years ZRMEBLRASE 1,784,347 2,065,642
Over five years EEME 1,210,631 1,090,305
5,468,649 4,456,105
Except for certain short term bank and other borrowings amounting fRETIREEHNESEZEBHIRTER K
to RMB854,120,000 (2019: RMB2,390,000,000) that bear interest H & AR #5854,120,0007T (20194 :
at fixed rates, all bank loans bear interest at floating rates. A E#§2,390,000,0007T) * FRAEIRTTERIZ

EDLESEE

China New City Commercial Development Limited
202 2020 Annual Report



29. INTEREST-BEARING BANK

AND OTHER BORROWINGS
(CONTINUED)

The Group’s bank and other borrowings bear interest at average

29.

NOTES TO FINANCIAL STATEMENTS

M BRI

31 December 2020 2020512831 H

E-I-lu\ﬁE Tgﬁ&gfﬂfﬂ TA

S

(&

REERVIRIT R EMETIZU T FIHH =R

interest rates as follows: e
2020 2019
20204 20194
RMB’000 RMB’000
AR#FT AREFTT
Effective interest rates B 6.51% 6.35%

The carrying amounts of all the Group’s borrowings during the year
were denominated as follows:

FERRENABERNEREERUTE

BeEHE FEWT

2020 2019

20204 20194

RMB’000 RMB’000

AR¥FT ARMF T

RMB loans and borrowings ARBERRER 5,464,871 4,456,105
GBP loans and borrowings HIFERRER 3,778 =
5,468,649 4,456,105

The Group’s bank and other borrowings were secured by the

RI|BEIR > AERBTERREMER

pledges of the following assets at the end of the reporting period: RHUTEESHREIRE
2020 2019
2020%F 20194
Notes RMB’000 RMB’000
HizE AREFT AREFT

Carrying value of the Group’s assets: AEBEENEEE .

Investment properties REYE 13 3,185,130 1,317,502
Properties under development FaEEdesky/ES 14 485,411 124,462
Completed properties held for sale FEHE BRI = 22 913,191 824,359
Restricted cash ZRBIIRE 25 40,572 13,974
Property and equipment MERKE 12 1,236,965 624,560
5,861,269 2,004,857

At 31 December 2020, the Group’s borrowings of RMB50,000,000
(2019: RMB50,000,000) were guaranteed by Mr. Shi Kancheng
(Note 35(2)(iv)).

R20205 1283310 ZEBMZERARKE
50,000,0007T (20194F : A R #50,000,000
7o) Jh B A AR AR S AR HE (R R (M 5E35(2)

(iv) ©

qﬂl%ﬁ'ﬁﬁﬁ?‘ﬁ%?’f@gﬁﬁﬁ
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30. SHARE CAPITAL 30. &z
Shares A1
2020 2019
20205 20194
’000 ‘000
e T
Authorised: EE
5,000,000,000 (2019: 5,000,000,000) 5,000,000,0008%&
ordinary shares of HK$0.10 each EREE0.10BTHEER HK$500,000 HK$500,000
(20194 : 5,000,000,0008%) 500,0007% 7T 500,00078 7T
Issued and fully paid: BETREE
2,010,768,000 (2019: 2,013,248,000) 2,010,768,0008%
ordinary shares of HK$0.10 each BREE010BTHNEER RMB160,220 RMB160,443
(20194 : 2,013,248,0008%) AK160,2207T AR #160,4437C
A summary of movements in the Company’s issued share capital is KRB BETRAEE MU T -
as follows:
Number of Share
shares Share premium
in issue capital account Total
BT
D& B K’E  ROBEER Hast
RMB’000 RMB’000 RMB’000
AR®FT AR®FRT AR¥ETR®
At 1 January 2019 20191818 1,834,968,000 144,850 573,233 718,083
Issue of shares (note (a)) 7R (@) 178,280,000 15,593 148,461 164,054
At 31 December 2019 and 20198128318 K&
1 January 2020 202051 81H 2,013,248,000 160,443 721,694 882,137
Repurchase of shares (note (b)) BRI (M5E(0)) (2,480,000) (223) (1,997) (2,220)
At 31 December 2020 1220205128310 2,010,768,000 160,220 719,697 879,917
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30. SHARE CAPITAL (CONTINUED)

Shares (continued)

Notes:

(@)

On 20 July 2018, the Company entered into an equity transfer agreement
to acquire 22.65% of the equity interests in XND at a consideration of
RMB352,994,400 which would be settled by the allotment and issue
of 178,280,000 ordinary shares of the Company to the Seller or its
designated nominee. On 7 January 2019, the Company completed the
issue of 178,280,000 ordinary shares.

On 19 February 2020, the Company repurchased its own shares
amounting to RMB2,220,000 at market value of HK$0.99 per share. On
25 March 2020, the Company cancelled these shares with amount of
RMB223,000.The difference between the par value of the shares and
the consideration of RMB2,220,000 was debited to the share premium
account.

NOTES TO FINANCIAL STATEMENTS

M BRI

31 December 2020 2020512831 H

30. i 7~ (48)

R (48)

Mzt -

(@)

12201847208 > AxA 5] 5] 37 I IE & % 1
% LIRS 3 2 #B22.65% IR 1 KB AR
#352,994,400TT R BB A EH X EIEER
% N3 K 8517 /2 8]178,280,0005% & &
G4EE o 1R2019FE187H » AT M BT
178,280,0004% i 3@ % ©

#2020 2R 198 » AR B E T EFK0.99
BLTHEEASZRMD EHARE
2,220,0007T ° 1¥20204F3825H » &AA B &
HEEER ARK223,000cHZE RN ° K
B EEEAENZEEAR2,220,0007T
st AR B

PET A EERER AR
—ECEEFR
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31. OTHER RESERVE

Other reserve represented the reserve from the share option
scheme adopted by Zhong An Group Limited (the “Parent
Company”) and China New City Commercial Development Limited
(the “Company”).

The parent company of the Group, which operates a share option
scheme (the “Scheme ”) for the purpose of providing incentives and
rewards to eligible participants who contribute to the success of
the operations. The Scheme became effective on 15 May 2009 and
as at 31 December 2020, there were remaining 2,650,000 options
granted under to Scheme, which will be expired on 21 January
2021.

The Company adopted an equity-settled share option scheme in
2015 (the “New Scheme”) for the purpose of providing incentives
and rewards to eligible persons, including the Company’s directors,
independent non-executive directors, employees of the Group and
other eligible participants, who contribute to the success of the
Group’s operations. The New Scheme became effective on 20 May
2015 and, unless otherwise cancelled or amended, will remain in
force for 10 years from the offer date.

The maximum number of shares issuable under share options
to each eligible person in the New Scheme within any 12-month
period is limited to 1% of the shares of the Company in issue at
any time. Any further grant of share options in excess of this limit is
subject to shareholders’ approval in a general meeting.

Share options granted to a director, chief executive officer
or substantial shareholder of the Company, or to any of their
associates, are subject to approval in advance by the independent
non-executive directors. In addition, any share options granted
to a substantial shareholder or an independent non-executive
director of the Company, or to any of their associates, in excess
of 0.1% of the shares of the Company in issue at any time or with
an aggregate value (based on the closing price of the Company’s
shares at the date of grant) in excess of HK$5 million, within any
12-month period, are subject to shareholders’ approval in advance
in a general meeting.

China New City Commercial Development Limited
2020 Annual Report

31. Hith{#E

HthEBIERERZEBERAR (82
B RTEMETEEERARAD (I
AT FIERRBY I IR R ST BBV RE S o

ERESE (MZEtE) BAAEERARE
B UAAEERNEHERNEERS
B E IR H BB A 22 B o 3% 51 8 72200945
B158 K20205F 12831 B4 %518
IE 352,650,000 IR H 2 BB > #
12021F1H21B &I -

KRB0 5FIRM—IEUREEE 2 B
BeiEstE (THstd))) UAaBRERMEEM
MEHEBNEERALT (BERARE
E-BUERTES - AEERERAEM
SENRSEE) RESB R ATE) - FET IR
201558200 AR > BRIESTaEH
B GRIRHENBRETFERBR -

PR+ ZE B A RIEERERZ
SHETEREERSHEBETHRSRD
HE ERRESR2FANEIREEEHTR
7PBI1% o ETE— TR NBIBILIRERAVEE
IR REANIRERAE EEUSIRERAVHEAE

BYIEAABEE THARKETEZRERSR
WETAHBEALNBERE BELES
B IERITE SR E o LS R FME
A+ EABEFARATDNTERRR
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31. OTHER RESERVE (CONTINUED) 31. Hithf#fE (&
The offer of a grant of share options may be accepted within REERENEZEN BELOBAE21IHA
21 days from the date of offer, upon payment of a nominal HE AR AZ([TRENE0.9988 T (FR
consideration of HK$0.998 by each grantee with no other A i EA PR 18 350 o B AR RE PT AR
consideration being payable by the grantee. An option may be BB BT RES SR B ERER
exercised in accordance with the terms of the New Scheme at any FrECHEHBEREEHEZ ARG
time during a period commencing on such date on or after the HEANERTE BEEESgRHERE
date on which the option is granted as the Board may determine in RIFTEE 2 HEFE £REARTER ;
granting the option and expiring at the close of business on such REAMBRET BRHBEREZ BES R
date as the Board may determine in granting the option but in any B BE104E o
event shall not exceed 10 years from the date of grant.
The exercise price of share options is determined by the directors, BREZITHEERESETS BFUER
but may not be less than the higher of () the Stock Exchange UTEEE: () BAERMREBREEZEYN
closing price of the Company’s shares on the date of offer of the EIEHT‘H?" SPRZ W 1B K (i) A KRMD
share options; and (i) the average Stock Exchange closing price REZEN EHHHIJETI'A¥ BEBRMZ
of the Company’s shares for the five trading days immediately $ﬂ%$&“ﬁﬁﬁﬁ?ﬁmﬁﬁﬁaa
preceding the date of offer, provided that the exercise price shall BIRBEE K (i) ERROIEE-
not be less than the nominal value of the ordinary shares of the
Company, and (jii) per value of the share.
The share options granted to eligible participants of the Group were RBESHBE BT AEESERBHEN
outstanding under the two Scheme during the reporting period: BERETZMEFTE TR ERTHEZER
T
2020 2019
20204 20194
Weighted Weighted
average average
exercise Number exercise Number
price of options price of options
Iy PR T R
T1EE #HE TEE #HE
HK$ HK$
per share ’000 per share ‘000
= T SRET T4
At 1 January B1E1H 1.85 2,650 2.12 5,053
Granted during the year RERFEH 0.998 173,800 = =
Expired during the year REANE ™ - - 2.58 (2,403)
At 31 December 128318 1.01 1.85 2,650

176,450

EPI%THMEF%%?*FE@ T

—7—%
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31. OTHER RESERVE (CONTINUED)

The exercise prices and exercise periods of the share options

outstanding as at the end of the reporting periods are as follows:

2020

Number of options

Exercise price*

31. Hthf#fE (&)

RESHR HRTEBREZTEER
TR ¢

20204

Exercise period

BiREHE TEE 1788
’000 per share
T4 g
HK$0.998 13 February 2020 to 12 February 2022
173,800 0.9987%8 7T 202028138 £20225F2812H
HK$1.85 22 January 2014 to 21 January 2021
2,650 1.857&7T 2014618228 E2021F 18218
176,450

2019

Number of options

*

Exercise price

20195

Exercise period
171 HA

mREME 7B
‘000 per share
Fip =34
HK$1.85
2,650 1.85%8 7T
* The exercise price of the share options is subject to adjustment in the

case of rights or bonus issues, or other similar changes in the Parent

Company’s share capital.

208 China New City Commercial Development Limited
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31. OTHER RESERVE (CONTINUED)

The fair value of share options granted during the year was
estimated as at the date of grant using a binomial model, taking
into account the terms and conditions upon which the options were

NOTES TO FINANCIAL STATEMENTS
M BRI

31 December 2020 2020512831 H

31. Hithf# & (&)

FAREHNBEREAAEEDNEL B
R TRE EEERHZEHEREN
R BRI 5 o T RIIRPTAERER

granted. The following table lists the inputs to the model used: B
2020
20204
Dividend vield (%) & B [E13R(%) 0.00
Expected volatility (%) FEHA I 18(%) 30.68
Historical volatility (%) JEE 55 I 18(%) 30.68
Risk-free interest rate (%) B IS F) (%) 1.44
Expected life of options (year) TSR (B 2.00
Weighted average share price (HK$ per share) IEFHERE (BRET) 0.96

The expected life of the options is based on the historical data
over the past three years and is not necessarily indicative of the
exercise patterns that may occur. The expected volatility reflects the
assumption that the historical volatility is indicative of future trends,
which may also not necessarily be the actual outcome.

No other feature of the options granted was incorporated into the
measurement of fair value.

The Group recognised RMB10,373,000 share option expense
during the year ended 31 December 2020 (2019: Nil).

At the end of the reporting period, the Company had 173,800,000
share options outstanding under the New Scheme. The exercise
in full of the outstanding share options would, under the present
capital structure of the Company, result in the issue of 173,800,000
additional ordinary shares of the Company and additional share
capital of RMB15,642,000 (before issue expenses).

BREERHENADRBBT="FNEELHR
BEtE > RIL RS AR B HIRAYITER
o FREHRIBERRE £ RIBARRRES
IR TFARU B BERER

STEARBERILES KPR HEREN
H A o

REE2020F12831H L EE » KEEE
SREERR R 2 AR %610,373,0007T (Z &
—NE T o

RBERR A B REBEMAEES
173,800,00017 18 K17 SRR IR HE o IRIEA A
BIERTNEARRE  BEITEHRITHERE
IS B B AR A B 8517173,800,0004% 28
HhE R RS R BB AN A AR 615,642,0007T
(0RRE1TRAD) ©

AR EERA
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32. RESERVES

(@) Share premium

The share premium represents the excess of ordinary shares

paid by the shareholders over their nominal value.

(b) Capital reserve

M

(i)

(iii)

On 30 May 2014, the Company and its related parties
signed the deed of novation, assignment and set-
off (the “Deed”). The Deed settled and set-off the
outstanding balances of the Company with related
parties. The net debts due to and owing by the
Company to Ideal World Investments Limited after set-
off, amounting to approximately RMB963,639,000,
were settled by the Company by allotting and issuing
1,000,000 new shares amounting to RMB80,000
credited as fully paid to ldeal World Investments
Limited.

On 31 May 2014, the directors were authorised
to capitalise HK$126,700,000, equivalent to
RMB100,825,000, by using the exchange rate on
that day, standing to the credit of the capital reserve
account of the Company, so that 1,267,000,000
shares were allotted and issued, pursuant to this
resolution.

Deemed contribution by the controlling shareholder
represented certain residual interests of the residential
business remaining in certain subsidiaries and was
contributed by the controlling shareholder to the
Group.

China New City Commercial Development Limited
2020 Annual Report

32. f#E

(@) Ri7i@E

et

NmBIERR Nz BBk

BBHAEE

(b) BARfEE

U

(i)

(iii)

K20144F58308 » KA F K
HEB AT UEE #BER
EIH R (T2 3R)) - %2
45 B B I 8 A R B SRR B 5
I E R BB R o N IEEEE
AR B E( K R AIdeal World
Investments LimitedBY&%5 %
2EH 7 A R 15963,639,0007T 2
HARAFBEBAIdeal World
Investments Limitedft 2% &% 2%
171,000,0008% A BRZVE#4 2
WERMmEN EBEEARE
80,0007t ©

R2014FE5831H  ERE R
EHE TR E 4126,700,0008 7T
(BEHEXABEERAR
#100,825,0007t) > st AEAQ
BENHBR LURB A RS
ZEfg 8 K &£ 171,267,000,0008%

B 7

BABERRRHESS T H
BABGTHETESNET
o WHERRREASE
BB



32. RESERVES (CONTINUED)

(c) Statutory surplus reserve

In accordance with the Company Law of the PRC and
the respective articles of association of the PRC group
companies, each of the subsidiaries of the Group that is
domiciled in Mainland China is required to allocate 10% of its
profit after tax, as determined in accordance with the PRC
Accounting Regulations, to the statutory surplus reserve
(the “SSR”) until such reserve reaches 50% of its registered
capital.

In addition, certain of the PRC group companies are foreign
investment enterprises which are not subject to the SSR
allocation. According to the relevant PRC regulations
applicable to foreign investment enterprises, each of these
subsidiaries is required to allocate a certain portion (not less
than 10%) of its profit after tax, as determined in accordance
with the PRC Accounting Regulations, to the statutory
reserve fund until such reserve reaches 50% of its registered
capital.

NOTES TO FINANCIAL STATEMENTS

M BRI

31 December 2020 2020512831 H

32. it (48)

(c)

EEBERFER

BREBEPERABERFEERRETE
BERVESERMA R RE Rt
B2 5 B &% B R A B 7R B A BRI
BFEE10% (RBEHEGsHERE
EDEEEE%ZF(imm%“
B BEERBAREZHRBEM
ﬁKWW%O

SN R ETHEERAQT R
BhR BB ARIAERBFAR
RBBERARIINELENERFTEE
R ZEMBREHARBEREH
St ERFMEENRREA BOE
FEAD CRDF10%) BE AT LER
T EERREFTEEHEME
ZHI50% ©

EPI%TWZFEF%%?*E%@ NS
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33. DISPOSAL OF A SUBSIDIARY 33. HE—RIMfIE L E)

2020
20204
Notes RMB’000
VioE=3 ARETT

Net assets disposed of: BEHEBEESE:
Property and equipment MER B 12 168
Cash and cash equivalents RERIRESEEY 2,112
Completed properties held for sale FEHEBB TY* 22 74,142

Prepayments, other receivables FERIE At IE R A&

and other assets E 246,043
Long term prepayments RHEBFE R 4,397
Trade payables FES B Z IR (17,181)
Other payables and accruals HiEIRIERETER (26,208)
Contract liabilities =R =R (9,829)
Tax payable FE(ITRIE (76,929)
Non-controlling interests JEER (95,496)
101,219
Gain on disposal of a subsidiary HE—RNBARZ W 5 84,937
186,156

Satisfied by: BT AHEN
Waliver of liabilities* HNraE 186,156
*  The disposal of the subsidiary is non-cash transaction as disclosed in note * M sES4()FTIRE HEMB AR A IERE

34(a). R

China New City Commercial Development Limited
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33. DISPOSAL OF A SUBSIDIARY 33. HE—RIME R E (8)
(CONTINUED)
An analysis of the net outflow of cash and cash equivalents in HE—BNBARZRENRREEBY RN
respect of the disposal of a subsidiary is as follows: HOFEED AT ¢
2020
20204
RMB’000
AR®TT
Cash consideration RERE -
Cash and cash equivalents disposed of a subsidiary HE—RNBARZRERIREEEY (2,112
Net outflow of cash and cash equivalents in HE—RNBEARZIRER
respect of the disposal of a subsidiary REeEEY R FEEE (2,112)
34. NOTES TO THE CONSOLIDATED 4. BB RERME
STATEMENT OF CASH FLOWS
(a) Major non-cash transactions (@ EFEIFRERS
During the year, the Group had non-cash additions to FR-AEBERMEFHESZHEZ
right-of-use assets and lease liabilities of RMB43,045,000 FEREEEFREFEREESRE
and RMB43,045,000 (2019: RMB67,321,000 and DRI A NER 43,045,000 2 AR
RMB67,321,000), respectively, in respect of lease #43,045,0007¢ (20195 | AR
arrangements for buildings. The Group had non-cash 67,321,0007T & A R 167,321,000
transactions related with disposal of a subsidiary as disclosed 70) cAEEEHE—BNBARE
in note 33. BNVIFRE X SR BRMIEE33
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34. NOTES TO THE CONSOLIDATED 4. {F BT RERMNE (&)
STATEMENT OF CASH FLOWS
(CONTINUED)
(b) Changes in financial liabilities arising (b) MEEFHELZEREBEE
from financing activities E3)
Interest-bearing
bank
and other Lease
borrowings liabilities
FERITER
B H &R HEas
RMB’'000 RMB’'000

ARBETT ARBT T

At 1 January 2020 7R2020F181H 4,456,105 332,397
Changes from financing cash flows RIEIREREEE) 1,012,544 (24,241)
New leases mHAEE - 43,045
Interest expense FE F%%S'Z - 14,735
Interest paid classified as DIEAEERENEZENFE
operating cash flows - (14,735)
At 31 December 2020 20205%12831H 5,468,649 351,201
At 1 January 2019 (restated) H2019FE1B1H (B E5) 2,968,085 273,178
Changes from financing cash flows BIEIR&REES) 1,488,020 (21,953)
New leases MHAEE - 67,321
Interest expense FMERX - 15,034
Interest paid classified as DIEAEEREREZENFHE
operating cash flows - (15,034)
Increase arising from acquisition W — M E AR EE ZEM
of a subsidiary - 183,851
At 31 December 2019 7R2019%F12831H 4,456,105 332,397
(c) Total cash outflow for leases (c) HEREMHAERE
The total cash outflow for leases included in the statement of AREREXRZEERESRHAE
cash flows is as follows: ZBUOE :
2020 2019
20204 20194
RMB’000 RMB’000

AREFT ARETT

Within operating activities EEEHN 14,735 15,034
Within financing activities MEEHA 24,241 21,953
38,976 36,987

China New City Commercial Development Limited
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NOTES TO FINANCIAL STATEMENTS

M BRI

31 December 2020 2020512831 H

35. RELATED PARTY TRANSACTIONS 35. Flk A2 5%

(1)

Outstanding balances with related parties: (1) HEAEHFRREZELSRR
()  Amounts due from related companies () FEWREEABRIE
2020 2019
20205 20194
RMB’ 000 RMB’000
ARETT ARMEFTT
Zhong An Group Co., Ltd. RLZEBBRAT 788,278 856,547
Zhong An Group Limited REEEBRAT 126,839 136,672
|deal World Investments Limited Ideal World Investments
Limited 65,225 -
Glorious Days Management Limited FREEESRAT 16,832 17,916
Zhong An Financial Holdings Ltd. MEETRERERE 6,740 7174
Zhejiang Zhong An Property Co., Ltd. ALY
BRFARAT 4,919 =
Qingdao Zhonganlongsheng Commercial & &5 2 &% r 2
Development Co., Ltd. BERBRAE 1,136 1,000
Grand Sail International Trading Limited ~ ZZMNEIRE 7 (F#)
BIREAST - 40,966
1,009,969 1,060,275

Amounts due from related companies are interest-
free, unsecured and have no fixed terms of repayment,
except RMB788,278,000 due from Zhong An Group
Co., Ltd., a fellow subsidiary, which bears interest at

FEW B ATIRIBA RS &
I 1R e R [ TE (BB HARR 0 1T
WRIRNBRERZERRR
NEZ AR #788,278,0007T

the annual rate of 10%. BRERFA10%sT BRI o

PEFBTEEERERA

=
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31 December 2020 2020E12831H

35. RELATED PARTY TRANSACTIONS

35. Flt A X 5 (48)

(CONTINUED)
(1) Outstanding balances with related parties: (continued) (1) HRABANKREBER @
(i) Amounts due to related companies iy FENRAM ARG
2020 2019
20204 20194
RMB’ 000 RMB’000
ARETT ARMETTT
Anhui Zhong An Real Estate ZHRZREME
Development Co., Ltd. HEBRAR 186,156 186,316
Hangzhou Huijun Information WM ERE (S BT
Technology Co., Ltd. BREAE 107,912 107,912
Grand Sail International Trading Limited ~ Z=INEIRE 5 (F8)
BREAE 85,189 168,340
Yuyao Zhong'an Property Co., Ltd. RURLEEEFRAE 84,940 92,071
Hangzhou Junjie Investment Co., Ltd. TN RERERRAE 55,427 55,427
Hong Kong Hui Yuan Real Estate Limited &A&ERIESRAE] 42,080 44,790
Rui Kai Management Ltd. MY EEBRAE 34,237 36,442
Zhong An Service Holding Rz RFERER
Group Co., Ltd. BREAF 1,750 -
Zhong An Finance Limited REZMBEIRAT 1,677 1,785
Zhong An Asset Management Co., Ltd. RZEEEEABRAT 1,676 1,784
Zhong An Corporate Finance Limited REMEBRAE 1,676 1,784
Zhong An Securities Limited RLZBHBRAT 1,676 1,784
Zhejiang Anyuan Agriculture AMIRREERE
Development Co., Ltd. BREAE 1,514 1,439
Zhejiang Zhong An Property Co., Ltd. TR LY ZERTS
BREAF - 11,833
605,910 711,707
Amounts due to related companies are interest-free, B ARRIBEARE &
unsecured and have no fixed terms of repayment. B REEEERAR

China New City Commercial Development Limited
2020 Annual Report
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35. RELATED PARTY TRANSACTIONS
(CONTINUED)

@

In addition to the transactions detailed elsewhere in these

financial statements, the Group had the following transactions

with related parties during the year:

@

(i)

(Loans to)/repayment from related companies

NOTES TO FINANCIAL STATEMENTS
M BRI

31 December 2020 2020512831 H

35. fEk 532 5 (48)

@ BFRZEUHTHRREMEOHZS
HBEN RERATEBR RS E
TORZWT :

mRABARER BB A

=
—~

BlfEE
2020 2019
20204 2019%F
RMB’000 RMB’000

AREFT ARET T

The ultimate holding company BARIERA
Fellow subsidiaries EEZ

Loans to related companies are interest-free,
unsecured and have no fixed terms of repayment,
except the loans to Zhong An Group Co., Ltd., a fellow
subsidiary, which bears interest at the annual rate of
10% as disclosed in note 35(2)()).

Loans from/(repayment to) related companies

(9,833) 129,656
(40,473) 906,079
(50,306) 1,035,735

AFBARZEMBRE E
BRREBEEEERAR O
FaMBARNRZEEERA
Bl Z EMERIN - ST EE35(2)
(VPRI B2 » HARE M ZE10% 5t

Bo
iy BFBATER (BB
BEE)
2020 2019
20204 20194
RMB’000 RMB’000

AREFT ARKET T

Fellow subsidiaries EESIENG

Loans from related companies are interest-free,
unsecured and have no fixed terms of repayment.

(105,797) (275,201)

BRMARDZERRSEE &
TRk EEEERERAR

HER AT LR EERAT
Zxozaag 217
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35. RELATED PARTY TRANSACTIONS
(CONTINUED)

@

In addition to the transactions detailed elsewhere in these

financial statements, the Group had the following transactions

with related parties during the year: (continued)

(iii)

35. fEk 532 5 (48)

@

BRZEMHREREMBONRZS
BN RERNAEEBARME S E
THRZWT : (@

Property service fee @iy ERFER
2020 2019
20204 20194
RMB’000 RMB’000
ARBEFT AREFT
Zhejiang Zhong An Property Co., Ltd. TR Z YRS
BRAF 1,800 1,200

The prices for the above services fees were determined
in accordance with the terms and conditions mutually
agreed by the contracting parties.

The above related party transactions also constitute
connected transactions or continuing connected

LHRBERNERTRES
MNEFBRERE Z R FM
HEE -

EHREEE 75 X B I B R AR
RIBVUABFIREZHERS

transactions as defined in Chapter 14A of the Listing WISERAERR 5 ©
Rules.
(v)  Interest income vy  FEUWA
2020 2019
20204 20195
RMB’000 RMB’000
ARBEFT ARBEF T
Zhong An Group Co., Ltd. REZEBBRAT 93,097 -
(vy  Compensation of key management personnel of the vy AXNEBEBFEZEIEASBF N
Group, which comprises the remuneration of the (BIEESHHN) SR sEsi
directors, is disclosed in note 8. o
(v As disclosed in note 29, the Group’s borrowings (vi)  FUNMIEE2OPT IR B8 520204

of RMB50,000,000 (2019: RMB50,000,000) were
guaranteed by Mr. Shi Kancheng at 31 December
2020 and nil consideration.

China New City Commercial Development Limited
2020 Annual Report
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36. COMMITMENTS

The Group had the following commitments for property

NOTES TO FINANCIAL STATEMENTS

M BRI

31 December 2020 2020512831 H

36. i

PRSI » A A R 5 3 ST HAY K

development expenditure at the end of the reporting period: W
2020 2019
20204 20194
RMB’000 RMB’000
AREFT AREFT
Contracted, but not provided for: BEFIAEREE
Properties under development FEEgesky/ES 1,001,730 767,467
37. CONTINGENT LIABILITIES 37. JAAR
(a) Mortgage facilities granted by banks (@) IRITIREZIRBER

The Group provided guarantees in respect of the mortgage
facilities granted by certain banks to the purchasers of the
Group’s properties. Pursuant to the terms of the guarantee
arrangements, in case of default on mortgage payments
by the purchasers, the Group is responsible for repaying
the outstanding mortgage loans together with any accrued
interest and penalty owed by the defaulted purchasers to
the banks. The Group is then entitled to take over the legal
titles of the related properties. The Group’s guarantee periods
commence from the dates of grant of the relevant mortgage
loans and end after the execution of individual purchasers’
collateral agreements.

FEBEMETRITATERYERN
BERFEHNZBEELRER-R
BERZHHFER  MERKEHEE
BRBMIE - AEEEEERRTHE
BERERNG TRBERKRER
BRI ERIR - AEBEBAR
BRUWHEBRYMENSEMBE#E K&
HE BRI B R L AEERIBEERE
HEEE BERBEMIFGERLL -

IR H RS RARAT
= z5 219
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M5 R IR

31 December 2020 2020E12831H

37. CONTINGENT LIABILITIES
(CONTINUED)

(@) Mortgage facilities granted by banks
(continued)

The Group did not incur any material losses during the
reporting period in respect of the guarantees provided for
mortgage facilities granted to purchasers of the Group’s
properties. The directors consider that in case of default on
payments, the net realisable value of the related properties
can cover the repayment of the outstanding mortgage
loans together with any accrued interest and penalty, and
therefore no provision has been made in connection with the

37. XARBE R (4B)

(a) SRITIRMZIZ\ER (B)

RBREHE ~EETERETE R
MENBERERTHNRBEEMRE
HEVERMEEEFTERER-E
ERR MHRREBERNBR
BRI X B IR FE R UEER
THIZIBE R KA A &S B K S
FO EIL Yl 2 E R B

guarantees.
2020 2019
20204 20194
RMB’000 RMB’000
ARMETT AREETTT
Guarantees given to banks for: MUTIEE A TIRITHER ©
Mortgage facilities granted to REBEYEERERZIBEE
purchasers of the Group’s
properties 46,656 258,800
Claim arising from the litigation (b) sFERAEEZRE

(b)

As disclosed in note 19 and note 30, on 7 January 2019,
the Company allotted and issued 178,280,000 shares to
Hangzhou Oriental Culture Tourism Group Co., Ltd. (“the
Seller”) for the purpose of acquiring 22.65% of equity
interests in Zhejiang Xinnongdu Industrial Co., Ltd. (“XND”)
under the equity transfer agreement announced on 20 July
2018 (“the Transaction”). However, the Seller had filed a
lawsuit against the Company to cancel the Transaction. The
Company had lost the lawsuit in the first trial verdict, and
had appealed to higher court. Currently, the lawsuit is still in
process. The directors, based on the advice from the Group’s
legal counsel, believe that they have a valid defence against
the allegation in their appeal to higher court, and have not
provided for the claim arising from the litigation, other than
the related legal and other costs.

China New City Commercial Development Limited
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38. FINANCIAL INSTRUMENTS BY
CATEGORY

NOTES TO FINANCIAL STATEMENTS
M BRI

31 December 2020 2020512831 H

38. LB R TR

The carrying amounts of each of the categories of financial

instruments as at the end of the reporting period are as follows:

HEEMTAPRSHRNEEENT !

2020 20204
Financial
assets Financial
at fair value assets
through other at fair value
comprehensive through profit
income or loss
BAREE
HAHM BAREE
2EKEN AN
EREE EREE
Financial
assets Mandatorily
at amortised Equity designated
cost investments as such Total
REHER A
STENERMEE BAKRE ARiETAML ezt
RMB’000 RMB’000 RMB’000 RMB’000
ARETFR ARETFR ARETFR ARETFR
Financial assets: ERMEE !
Financial assets included SARBEMTRNEREE
in long term prepayments 32,533 - - 32,533
Equity investments designated at fair value 16 E Z212A A EBEEA
through other comprehensive income A2 ER @M R AR E - 392,590 - 392,590
Financial assets at fair value through BAREESABEN
profit or loss SREE - - 113 113
Trade receivables FEWE ZIRTT 37,636 - - 37,636
Financial assets included in prepayments, st A FE{TERIE  EANEUEIE K
other receivables and other assets HEHWEENEREE 400,444 - - 400,444
Amounts due from related companies  FEWREAEEA BIRUE 1,009,969 - - 1,009,969
Restricted cash ZIRERE 114,776 - - 114,776
Cash and cash equivalents RERESEEY 994,112 = = 994,112
2,589,470 392,590 113 2,982,173
EHIN T EERRAR

BT
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NOTES TO FINANCIAL STATEMENTS
M5 R AR b

31 December 2020 2020E12831H

38. FINANCIAL INSTRUMENTS BY

38. LEEREI DRI ERI T A

— —
CATEGORY (CONTINUED) (&)
2020 20204
Financial liabilities
at amortised cost
YRR H A s
AENERMAaE
RMB’000
AREFT
Financial liabilities: TRaE:
Trade payables BT & 5 8RR 532,399
Financial liabilities included in FFAEMENRIERESERNEMEE
other payables and accruals 278,043
Interest-bearing bank and other 5t EIRITET R HMMER
borrowings 5,468,649
Lease liabilities HEAaHE 351,201
Amounts due to related companies FE{TBEEE A BIFIE 605,910
7,236,202

China New City Commercial Development Limited
2020 Annual Report




NOTES TO FINANCIAL STATEMENTS
M BRI

31 December 2020 20205E12831H

38. FINANCIAL INSTRUMENTS BY 38. LUEHRB RV ERIT A
CATEGORY (CONTINUED) (€:9))
The carrying amounts of each of the categories of financial FHEEMTIANREARNEFEEDT !
instruments as at the end of the reporting period are as follows: €=))
(continued)
2019 20194

Financial assets
at fair value Financial assets

through other at fair value

comprehensive through profit

income or loss
BANER

STAEAM N
2EWEH STARZH

ERMEE ERMEE
Financial
assets Mandatorily
at amortised Equity designated
cost investments as such Total
REE A
FENEMEE RAEE ‘s AML st
RMB'000 RMB'000 RMB'000 RMB'000

ARETT ARETT ARETT ARETT

Financial assets: ERMEE !
Financial assets included in long term st AREIBARMNEHEE

prepayments 53,440 = = 53,440
Equity investments designated at fair value 1€ A% A A BE AEM

through other comprehensive income 2 EKFHHIRERE - 374,672 = 374,672
Financial assets at fair value through BANBEFABENEREE

profit or loss - - 650 650
Trade receivables e E ZERR 29,375 = = 29,375
Financial assets included in prepayments, &t ATEfTEIE  EfENEUIER

other receivables and other assets HMEENEREE 223,823 = = 223,823
Amounts due from related companies  FEWRRAEE AT FUE 1,060,275 = = 1,060,275
Restricted cash ZIREIRE 23,193 = = 23,193
Cash and cash equivalents ReRFEEEEY 408,493 = = 408,493

1,798,599 374,672 650 2,173,921
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NOTES TO FINANCIAL STATEMENTS
M5 R AR b

31 December 2020 2020E12831H

38. FINANCIAL INSTRUMENTS BY

38. L;éiﬁﬂﬂ%ﬂﬁﬂ'ﬂﬁﬁﬂla

CATEGORY (CONTINUED) =]
2019 20194
Financial
liabilities at
amortised cost
R Pl AR
StENE/MER
RMB’000
AREFTT
Financial liabilities: THaE:
Trade payables [E{T B 5 8RR 643,029
Financial liabilities included in STAHMBNRIERESERNERERE
other payables and accruals 194,453
Interest-bearing bank and FEIRITEM R EMMER
other borrowings 4,456,105
Lease liabilities HEAaRE 332,397
Amounts due to related companies FE{TBEEE A SIFIE 711,707
6,337,691

China New City Commercial Development Limited
2020 Annual Report




39. FAIR VALUE AND FAIR VALUE
HIERARCHY OF FINANCIAL
INSTRUMENTS

The carrying amounts and fair values of the Group’s financial
instruments, other than those with carrying amounts that
reasonably approximate to fair values, are as follows:

NOTES TO FINANCIAL STATEMENTS
M BRI

31 December 2020 2020512831 H

. EMTANAIARBER:
RIEEREE

[=NT

AERTRTANKREERRAAEEN
T HEREEEAABESEBEEERI

Carrying amounts Fair values
IREE NAEE
2020 2019 2020 2019
20204 20194 20204 20194
RMB’000 RMB’000 RMB’000 RMB’000
AREFTT ARBTxT AR®BTRT ARETT
Financial liabilities ERAR
Interest-bearing bank and other 5t BIRTTE R K
borrowings Hhfgm 5,468,649 4,456,105 5,180,009 4,314,572

Management has assessed that the fair values of cash and cash
equivalents, the current portion of restricted cash, trade receivables,
trade payables, financial assets included in prepayments,
other receivables and other assets, financial liabilities included
in other payables and accruals, amounts due from/to related
companies, approximate to their carrying amounts largely due to
the short term maturities of these instruments. The non-current
portion of restricted cash, financial assets included in long term
prepayments and financial assets at fair value through profit or
loss and financial assets at fair value through other comprehensive
income approximate to their carrying amounts largely due to
their insignificant amounts or short remaining maturities of these
instruments.

The fair values of the financial assets and liabilities are included
at the amount at which the instrument could be exchanged in a
current transaction between willing parties, other than in a forced or
liquidation sale. The following methods and assumptions were used
to estimate the fair values:

The fair values of the interest-bearing bank and other borrowings
have been calculated by discounting the expected future cash flows
using rates currently available for instruments with similar terms,
credit risk and remaining maturities.

HRRERFEEEFEY  ZRHIFEHIE
HAERD ~ FEUR B S BRAN - FE (T & 5 8RR~ 51
AFRTRRIE Ht R URIE R H Mt & ER
TREE SFARMBNRIERESER
PHEREE U AR ARRIE
RERRNEIR #EBETEzE AR

MM SFARBRMTNEREE. &
ARBEFABENEREERIERAAE
EFf AHME2ERENEMEERHRE
BERE TEHRZETAEBRBEFIARLR
EREAMRAZFREL

THEERBENAAEBEUZIARE
575 (MIFRBHERHE BFRS
THARZEBRAR T A ERRBR
AREEAREE:

SARIRTERRAEMERNARBEDSE
BERRELURR S EE R KERT EIH
BT RREFAFTRERKBARKRIREE
MEFRMtHE -

HER AT LR EERAT
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NOTES TO FINANCIAL STATEMENTS
M5 R AR b

31 December 2020 2020E12831H

39. FAIR VALUE AND FAIR VALUE

HIERARCHY OF FINANCIAL
INSTRUMENTS (CONTINUED)

The fair values of listed equity investments are based on quoted
market prices. The fair values of unlisted equity investments
designated at fair value through other comprehensive income,
have been estimated using a market-based valuation technique
based on assumptions that are not supported by observable
market prices or rates. The valuation requires the directors to
determine comparable public companies (peers) based on industry,
size, leverage and strategy, and to calculate an appropriate price
multiple, such as price to book ratio (“P/B”) multiple and price to
earnings (“P/E”) multiple, for each comparable company identified.
The multiple is calculated by dividing the enterprise value of
the comparable company by an earnings measure. The trading
multiple is then discounted for considerations such as illiquidity
and size differences between the comparable companies based
on company-specific facts and circumstances. The discounted
multiple is applied to the corresponding earnings measure of the
unlisted equity investments to measure the fair value. The directors
believe that the estimated fair values resulting from the valuation
technique, which are recorded in the consolidated statement of
financial position, and the related changes in fair values, which are
recorded in other comprehensive income, are reasonable, and that
they were the most appropriate values at the end of the reporting
period.

For the fair value of the unlisted equity investments at fair value
through other comprehensive income, management has estimated
the potential effect of using reasonably possible alternatives as
inputs to the valuation model.

China New City Commercial Development Limited
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NOTES TO FINANCIAL STATEMENTS

M BRI

31 December 2020 2020512831 H

39. FAIR VALUE AND FAIR VALUE
HIERARCHY OF FINANCIAL
INSTRUMENTS (CONTINUED)

39. £RI T A
nREEE

=]

Set out below is a summary of significant unobservable inputs to
the valuation of financial instruments together with a quantitative
sensitivity analysis as at 31 December 2020 and 2019:

HARBERA
# (48)

LUR T 25220205 5220195128531 H&
BT EMGEMERNEAT TR A
BREEHREDHTBE

Significant
Valuation unobservable Sensitivity of fair
technique inputs Range value to the input
BAFRAHER NABERBAR
fEERAiT A #i[E BRSRE
RMB’000
ARBEFTT
Unlisted equity Valuation multiples Average P/B 2020: 1.6 5% (2019: 5%)
investments CRERET multiple of peers (2019: 1.28 10 1.36)  Increase/decrease
IE FTIRARE (Or Average P/E 20204 : 1.6 in multiple would
multiple of peers) . result in increase/
EEYN=L: RS Shs 1(232:)9¢ $1.28% decrease in fair
SR {3z 56 =] : value by 17,914
?ﬁ;;i S;jii (2019: 17,062)
fovt = fE g, H L
B 5% (20194 : 5%)
BER R NEE
1@, w 17,914
(20194 : 17,062)
Discount for lack 2020: 25% 5% (2019: 5%)

(2019: 25%)
20204F : 25%
(2019F : 25%)

of marketability
=5
TR TR

The discount for lack of marketability represents the amounts of
premiums and discounts determined by the Group that market

participants would take into account when pricing the investments. BRITEEEE

increase/decrease
in discount would
result in decrease/
increase in fair
value by 5,971
(2019: 5,822)
BN, H5%
(20194 : 5%)
HEBAREE
L1 1N5,971
(20194 : 5,822)

BRZHGRELITRETHE2RETHR
BEETEENSZBNHAEREEN S

ERA TR REERAT
—ECSEER

—_——
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39. FAIR VALUE AND FAIR VALUE
HIERARCHY OF FINANCIAL
INSTRUMENTS (CONTINUED)

All financial instruments for which fair value is recognised or
disclosed are categorised within the fair value hierarchy, described
as follows, based on the lowest level input that is significant to the
fair value measurement as a whole:

Level 1 —  Quoted market prices in an active market (that
are unadjusted) for identical assets or liabilities

Level 2 —  Valuation techniques (for which the lowest
level input that is significant to the fair value
measurement is directly or indirectly observable)

Level 3 = Valuation techniques (for which the lowest
level input that is significant to the fair value
measurement is unobservable)

Fair value hierarchy

All the above financial assets and liabilities had Level 2 inputs other
than financial assets at fair value through profit or loss and equity
investments designated at fair value through other comprehensive
income which had Level 1 and Level 3 inputs respectively. The fair
value hierarchy of investment properties is disclosed in note 13 to
the financial statements.

China New City Commercial Development Limited
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39. FAIR VALUE AND FAIR VALUE 39. =l T B AYZ j:t{“‘“'fﬁ&’
HIERARCHY OF FINANCIAL REEES (&)
INSTRUMENTS (CONTINUED)

Fair value hierarchy (continued) NREEZEE (@
The following table illustrates the fair value measurement hierarchy TRITAEEEMTANAABETE
of the Group’s financial instruments: B4k

Fair value measurement using
FEANTEENAREENE
Quoted
prices Significant Significant
in active observable unobservable
markets inputs inputs
ERhE EATERE EATHER
HERIE BAE WA

(Level 1) (Level 2) (Level 3) Total
(FB14R51) (FE24R51) (B34 A1) @5t

RMB’000 RMB'000 RMB’000 RMB’000
ARETRT ARBTRn AR®TRT ARBTR

Financial assets at fair value BRAREBESAER

through profit or loss TREE 113 - - 113
Equity investments designated EEARARDBESA

at fair value through other HM2mBmNRAEE

comprehensive income - - 392,590 392,590
As at 31 December 2020 F2020%12H31H 118 = 392,590 392,703
Financial assets at fair value BAREBES ABRD

through profit or loss TRIEE 650 - - 650
Equity investments designated EEARARBETAEM

at fair value through other 2EARGENEEEE

comprehensive income - - 374,672 374,672
As at 31 December 2019 F201912831H 650 - 374,672 375,322
During the reporting period, there were no transfers of fair value PR EHAM > AR FH24R Bl 2 6
measurements between Level 1 and Level 2 and no transfers into NABEFESRE AnESEAREESE
or out of Level 3. 3R A ©
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40. FINANCIAL RISK MANAGEMENT

OBJECTIVES AND POLICIES

The Group’s principal financial instruments comprise cash and
cash equivalents, short term deposits, lease liabilities and interest-
bearing bank and other borrowings. The main purpose of these
financial instruments is to raise finance for the Group’s operations.
The Group has various other financial assets and liabilities such as
trade receivables and trade payables, which arise directly from its
operations.

The main risks arising from the Group’s financial instruments are
interest rate risk, foreign currency risk, credit risk and liquidity risk.
The Group does not hold or issue derivative financial instruments
for trading purposes. The board of directors reviews and agrees
policies for managing each of these risks and they are summarised
below:

(@) Interest rate risk

The Group has no significant interest-bearing assets. The
Group’s exposure to the risk of changes in market interest
rates relates primarily to the Group’s bank and other
borrowings with floating interest rates. The Group has not
used any interest rate swaps to hedge its interest rate risk.

The following table demonstrates the sensitivity to a
reasonably possible change in interest rates, with all other
variables held constant, of the Group’s profit before tax
(through the impact on floating rate borrowings) and the
Group’s equity, assuming all the increases or decreases are
dealt with in profit or loss, without consideration of interest
capitalisation.

China New City Commercial Development Limited
2020 Annual Report

40. B 5 E bE B 2 B IR B B 2R
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BY - mRER HEaBENBRITE
MEREMER -BLEERTIATEZANS
FEREEEEET AEEBEEHMS
BEMEEREBRE OIBKE SRR
ENEZER SEEHEEES: -
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40. FINANCIAL RISK MANAGEMENT
OBJECTIVES AND POLICIES

(CONTINUED)

(a) Interest rate risk (continued)

(b)
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M BRI

31 December 2020 2020512831 H

40. § 21;%13”3?2%@ BRREER

@R (48)
(Decrease)/
Increase/ increase (Decrease)/
(decrease) in in profit increase
basis points before tax in equity
(E357:T
R FIE HE

w@m, Ged)  GRd) /tgm GRid) /1gm

RMB’000 RMB’000
ARBTT ARET T

2020
RMB
RMB

2019
RMB
RMB

Foreign currency risk

The Group has transactional currency exposures. Such
exposures arise from sales or purchases by operating units
and financing activities in currencies other than the units’

functional currencies.

In addition, the Group has currency exposures from its
interest-bearing bank borrowings.

20204
ARH
AR

20194
ARH
AR

50 (26,699) (20,024)

(50) 26,699 20,024
50 (22,281) (16,711)
(50) 22,281 16,711

(b) ShEE LB

KREBEARZRZEERERE -5

REREEBREEMETHERK
%u&u%umﬁ%%u%zgm
HEITRE RS o

S AE BB HEFBRITERE
EERER-

EPI%TWZFEF%%?’*E%@ NS
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40. FINANCIAL RISK MANAGEMENT 40. B R EE B IR KRR
OBJECTIVES AND POLICIES (&)
(CONTINUED)

(b) Foreign currency risk (continued) (b) ShEER PR (48)

The following table demonstrates the sensitivity at the end of TR TAEERIRATFE kA E
ERG NSRS ETRBTE
EEBEESHNBRE EMAE
HtoI SRR R A& o

the reporting period to a reasonably possible change in the
US$ and HK$ exchange rates, with all other variables hold
constant, of the Group’s profit before tax and the Group’s

equity.
Increase/
Increase/ (decrease) Increase/
(decrease) in in profit (decrease)
foreign currency rate before tax in equity
PR A
SMEEEE SR EAlRE i
g, GR) #m, GR) gm, Ge)
% RMB’000 RMB’000
% ARBTR ARBTT
2020 2020
If HK$ weakens against US$ HETRETRE 5 763 573
If HK$ strengthens against US$ HABTRETHE (5) (763) (573)
2019 20194
If HK$ weakens against US$ HBTRETRE 5 94 70
If HK$ strengthens against US$ AT RETHE ®) ©4) (70)
If RMB weakens against US$ HARBRETEZE 5 3 3
If RMB strengthens against US$ HARBRETLHE ®) ©) ©
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40. FINANCIAL RISK MANAGEMENT 40. YR EEEHRREE
OBJECTIVES AND POLICIES (48)
(CONTINUED)
(c) Credit risk (c) EERPB
The Group trades only with recognised and creditworthy AEBREAKRRITEEERTFNS
third parties. It is the Group’s policy that all customers who —HETRG AEBNBKRE
wish to trade on credit terms are subject to credit verification FMERREERETRZNER
procedures. In addition, receivable balances are monitored on HERREERERR UL KE
an ongoing basis and the Group’s exposure to bad debts is EiSEERERSRIBEGERR BAE
not significant. BYIR AR B B R EE K o
Maximum exposure and year-end staging RE AR ERMER
The tables below show the credit quality and the maximum TREATRELAEBREFEREKZE
exposure to credit risk based on the Group’s credit policy, EEEZABEEERR (RIEFTHE
which is mainly based on past due information unless other BEABEMRAHBHZERTER
information is available without undue cost or effort, and year- BEMEE  SHEBENEER
end staging classification as at 31 December. The amounts REERERSE) » UKRr12831H8
presented are gross carrying amounts for financial assets ZERBEEDE -2 EEAE
and the exposure to credit risk for the financial guarantee MEEZRRABMTBEREN
contracts. ZIEERR-
12-month ECLs Lifetime ECLs
128 B FaHA
EEBHE ZHBEREESE
Simplified
Stage 1 Stage 2 Stage 3 approach Total
124 323 B (5373 st
As at 31 December 2020 RMB’000 RMB’000 RMB’000 RMB’000 RMB’000
1420205126318 AREBTT ARETT ARBTR ARETT ARETT
Trade receivables * fEWE SR - - - 37,636 37,636
Financial assets included in long term 5t A RHRFER FE
prepayments - Not yet past due ~ SRIEE—KREH 32,533 - - - 32,533
Financial assets included in HARBRRIE B
prepayments, other receivables WREREMEEN
and other assets - Not yet past due £ BEE—KAH 400,444 - - - 400,444
Amounts due from related companies fEU B E:A B FUE
— Not yet past due — R 1,009,969 - - - 1,009,969
Restricted cash — Not yet past due R4 & — KA 114,776 - - - 114,776
Cash and cash equivalents — ReRFEEEN
Not yet past due — KA 994,112 - - - 994,112
2,551,834 - - 37,636 2,589,470

ERA TR REERAT
—ECSEER

—_——
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40. FINANCIAL RISK MANAGEMENT

OBJECTIVES AND POLICIES

40. BB B IR E RS

(Co ) =1
NTINUED
(c) Credit risk (continued) (c) EERAMK (&)
12-month ECLs Lifetime ECLs
12{8 B
ZEBHE 2HBEREEHE
Simplified
Stage 1 Stage 2 Stage 3 approach Total
F—REE 324 FRE (5373 ot
As at 31 December 2019 RMB’000 RMB’000 RMB’000 RMB’000 RMB’000
1420195128318 AREFR ARETFR ARBFRT ARETFR ARETFTR
Trade receivables® S - - - 29,375 29,375
Financial assets included in long term 5t A RERTE( A9
prepayments - Not yet past due CRHEE-XBH 53,440 - - - 53,440
Financial assets included in FABNTIE it
prepayments, other receivables WHRERAEMEEN
and other assets — Not yet past due £ FE E— KA 223,823 - - - 223,823
Amounts due from related companies FEU REEE A S ZE
— Not yet past due —XBH 1,060,275 - - - 1,060,275
Restricted cash - Not yet past due R RFIIRE— K 23,193 - - - 23,193
Cash and cash equivalents ReRAEEEN
— Not yet past due —xEH 408,493 - - - 408,493
1,769,224 - - 29,375 1,798,599

*

approach for impairment, information is disclosed in note 23 to the

financial statements.
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40. FINANCIAL RISK MANAGEMENT 40. 84

OBJECTIVES AND POLICIES
(CONTINUED)

(d) Liquidity risk

The Group monitors its risk to a shortage of funds using
a recurring liquidity planning tool. This tool considers the
maturity of both its financial instruments and financial assets
(e.g., trade receivables) and projected cash flows from
operations.

The Group’s objective is to maintain a balance between
continuity of funding and flexibility through the use of bank
and other borrowings.

The maturity profile of the Group’s financial liabilities as at
the end of the reporting period, based on the contractual
undiscounted payments, is as follows:

NOTES TO FINANCIAL STATEMENTS

M BRI

31 December 2020 2020512831 H

bz E I B R R R

(&)

(d)

REE T EE

FEBRRBEEERBEESSE T
AERHESRMRARKR ZTRE
BEHEMTIARESRMEE WREKE
ZERW MEZFABRREEER
ZHEETIRERE

FEBNENTHBEBAARTER
REMER #FESEETRE
AN ZER e

RIBTORBIRNR AEE SR
BERBSIARNIBAMRNT

Less than 3 to less than 1to5 Over
On demand 3 months 12 months years 5 years Total
ERE
BEX LR3ER  DiM2{ER 1E55 S5ENL Mt
2020 RMB’000 RMB’000 RMB’000 RMB’000 RMB’000 RMB’000
2020 ARETR ARETR ARETR ARETRT ARETR ARETR
Interest-bearing bank HERTERK
and other borrowings HithfEm - 244,690 420,865 3,592,463 1,210,631 5,468,649
Interest payable in relation to ~ BREIRITERREMER
bank and other borrowings  Z &I & - 82,451 240,455 519,947 111,813 954,666
Trade payables R ERRD - 453,256 79,143 - - 532,399
Lease liabilities HEAE - 6,884 31,740 171,386 266,919 476,929
Amounts due to related parties FE{3 B #7528 605,910 - - - - 605,910
Finangial liabilities included in 5+ A ELft & {1 B R
other payables and accruals  fEstE BN SRHER 278,043 - - - - 278,043
883,953 787,281 772,203 4,283,796 1,589,363 8,316,596

PR T EESEEERA
>G> 3= - 3
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40. FINANCIAL RISK MANAGEMENT
OBJECTIVES AND POLICIES
(CONTINUED)

(d) Liquidity risk (continued)

(e)

40. BB B IR E RS

=1

(d) ARBMEZRE (B

Lessthan  3toless than 1105 Over
On demand 3 months 12 months years 5 years Total
ERE
BER DR3MER L1288 1255 SEM L azt
2019 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
20195 AEETT ARETH AR®TR ARETR AREFR ARETR
Interest-bearing bank and SFERITERK
other borrowings HtfdR - 179,715 172,145 3,013,940 1,090,305 4,456,105
Interest payable in relation to ~ ARFSEITE R EME
bank and other borrowings 2 FEIF| & - 70,435 204,910 495,734 148,948 920,027
Trade payables ENEZRD - 580,609 62,420 - - 643,029
Lease liabilities HEAE - 22,100 141,758 280,318 448,096
Amounts due to related parties FE{T B 5 208 711,707 = = = 711,707
Financial liabilities included in 5t A EL {1 FE {3 2B K
other payables and accruals fEst ERH SR EE 194,453 = = = 194,453
906,160 834,679 461,575 3,651,432 1,619,671 7,373,417
Capital management (e) EXREIR

The primary objectives of the Group’s capital management
are to safeguard the Group’s ability to continue as a going
concern and to maintain healthy capital ratios in order to
support its business and maximise shareholders’ value.

The Group manages its capital structure and makes
adjustments to it in the light of changes in economic
conditions and the risk characteristics of the underlying
assets. To maintain or adjust the capital structure, the Group
may adjust the dividend payment to shareholders, return
capital to shareholders or issue new shares. The Group is not
subject to any externally imposed capital requirements. No
changes were made in the objectives, policies or processes
for managing capital during the years ended 31 December
2020 and 2019.

China New City Commercial Development Limited
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40. FINANCIAL RISK MANAGEMENT 40. YR EEEHRREE

OBJECTIVES AND POLICIES (48)

(CONTINUED)

(e) Capital management (continued) (e) BEXEIR (B
The Group monitors capital using a gearing ratio, which is rEEEREEARBILEXEES
net debt divided by capital plus net debt. Net debt includes K> ZEEEBRLEEAER FER
interest-bearing bank and other borrowings, trade payables, MEARMEHK FE - -BHFEBE
other payables and accruals, and lease liabilities, less cash STRIBITEMAEMER ENE
and cash equivalents. Capital represents equity attributable to ST HEMENHRBRESTER
owners of the parent. The gearing ratios as at the end of the URHEEERE RREAIREEEB
reporting periods were as follows: Mo-BARADBRBEHE AEGER-

RREMRNEEEB/LRDT ¢

As at 31 December

#12H31H
2020 2019
20204 20194
RMB’000 RMB’000

ARBTR ARETT

Interest-bearing bank and other FEIRITTERKREMMER

borrowings (note 29) (Bt5#29) 5,468,649 4,456,105
Trade payables FET B 2 BRFR 532,399 643,029
Other payables and accruals HnE B REER 289,684 212,871
Lease liabilities HESR 351,201 332,397
Less: Cash and cash equivalents B RERIBEEEY (994,112) (408,493)
Net debt B35 5,647,821 5,235,909
Equity attributable to B REHEE AELER

owners of the parent 5,834,778 5,784,051
Capital and net debt IR R EF5F%E 11,482,599 11,019,960
Gearing ratio BEAEAXE 49% 48%

HER AT LR EERAT
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41. STATEMENT OF FINANCIAL
POSITION OF THE COMPANY

MN. BB 2R TR

BERARBRBEMRZMBTRREZE

Information about the statement of financial position of the

Company at the end of the reporting period is as follows: BT
2020 2019
2020%F 20194
RMB’000 RMB’000
AR¥FT ARM¥FTT
Non-current assets ERBEE
Investments in subsidiaries R BABNKE 1,326,803 1,326,803
Property and equipment MR RE 6 10
Long term prepayments RHBFEI R 163,889 =
Total non-current assets HIERBEE 1,490,698 1,326,813
Current assets REEE
Prepayments, other receivables and FETFRIE ~ A EWGRRIE &
other assets HMEE 78,782 318,362
Financial assets at fair value through BAREEFAERZ
profit or loss THEE 113 2,169
Amounts due from subsidiaries FEU I B AT RIE 1,417,831 1,486,689
Amount due from related companies FE U BB A B RN IE 158,753 161,761
Inventories e 104 111
Cash and cash equivalents REKRIREEEY 15,716 5,575
Total current assets HEREEE 1,671,999 1,974,667
Current liabilities Bk E=RE
Amounts due to subsidiaries B ABRIE 931,051 938,350
Amounts due to related companies FETREB A B R IE 136,460 166,084
Total current liabilities FEOTEN=K =] 1,067,511 1,104,434
Net current assets B ERE 603,788 870,233
Total assets less current liabilities HMEERTEEHE 2,094,486 2,197,046
Net assets FEE 2,094,486 2,197,046
Equity gy
Equity attributable to owners of the parent &‘A S #EHA A EIERE R
Share capital (RN 160,220 160,443
Reserves (note a) #1E (Wata) 1,934,266 2,036,603
Total equity EES 2,094,486 2,197,046

China New City Commercial Development Limited
2020 Annual Report




NOTES TO FINANCIAL STATEMENTS
M BRI

31 December 2020 2020512831 H

41. STATEMENT OF FINANCIAL
POSITION OF THE COMPANY

MN. BRE)ZMBIRRER (B)

(CONTINUED)
Note: Mrat -
A summary of the Company’s reserves is as follows: RABMABERGRIT ©
Share Exchange
premium fluctuation Accumulated Capital
account reserve losses reserve Total
B {7 ERKRE
Rk E3-] Rt Bf#E st
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000
ARBTRT AREBTR ARBTR ARBTR AR%T:R
At 1 January 2020 720201 B 1H 721,694 129,181 (50,144) 1,235,872 2,036,603
Repurchase of shares EAEL ) (1,997) - - - (1,997)
Total comprehensive income for the year R 2 E U 4228 - (84,364) (15,976) - (100,340)
At 31 December 2020 7220204128311 719,697 44,817 (66,120) 1,235,872 1,934,266
At 31 December 2018 and 20185 12831H &

1 January 2019 201918 1H 573,233 96,480 (69,772) 1,235,872 1,835,813
Issue of shares BTRMN 148,461 - - - 148,461
Total comprehensive income for the year 2 E W H 4858 = 32,701 19,628 = 52,329
At 31 December 2019 720195128311 721,694 129,181 (50,144) 1,235,872 2,036,603

&= HA 4
42. EVENT AFTER THE REPORTING 42. SR EHREBREIE
PERIOD
On 3 February 2021, the Group had entered into sales and Ro021FE283H  AEBE HE L EBET
purchase agreements with Zhong An Group to agree conditionally TEEHSE UBKGEREZERERBAR
to sell the entire operation in commercial property management #104,650,0007¢ (FHE1149125,580,000
business at an aggregate of consideration of RMB104.65 million BT HEBEYEESBERNDLER
(equivalent to approximately HK$125.58 million) (“Proposed (TEzeEE ) o iR 5480 e
Transfers”). The Proposed Transfers constitute non-exempt B A EBIERAGRIER S » BB
connected transactions for the Group under the Listing Rules and TR EHAZTE FRE - NSRBI
are subject to the reporting, announcement and approval by the B ENETE cBREEEDN20214E3H
independent shareholders under Chapter 14A of the Listing Rules. CAH BT IBEISRIAE FEH &
The Proposed Transfers was approved in the extraordinary general
meeting on 24 March 2021.
S,
43. APPROVAL OF THE FINANCIAL 43. LB FESR &

STATEMENTS

The financial statements were approved and authorised for issue by
the board of directors on 25 March 2021.

B RRELIN2021F3B25HEERTY
HOE R IR RT3 o
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SUMMARY OF CONSOLIDATED FINANCIAL INFORMATION
A e A 5 A 2

A summary of the results and of the assets, liabilities and non-controling ZAEEFEF AR LB HFRERZBER
interests of the Group for the last five financial years, as extracted from the A EEE£E RS E BB R IR LR AV

published audited financial statements. BHINUW T
=E
RESULTS ¥ig
2020 2019 2018 2017 2016
20204 20194 20184 20174 20164

RMB’000 RMB’000 RMB’000 RMB’000 RMB’000
ARBTR ARBTT ARETT ARBTT ARETRT

Revenue A 700,370 1,955,853 1,924,619 295,986 858,371
Profit/(loss) before tax BRIRATAIE,

(518) 108,844 380,128 (130,814) 752,090 265,707
Income Tax FrigiR (83,763) (334,839) (91,183) (285,732) (128,642)
Profit/(loss) for the year FRAE (E18) 25,081 45,289 (221,997) 466,358 137,065

Profit/(loss) attributable to: LURFEAL A,

(&518) -
Equity holders of RABERFTEA
the Company 44,429 26,270 (243,524) 488,505 147,042
Non-controlling interests IR R (19,348) 19,019 21,527 (22,147) (9,977)
25,081 45,289 (221,997) 466,358 137,065
ASSETS, LIABILITIES AND NON- BE - BARIEERER

CONTROLLING INTERESTS

31 December

12831H
2020 2019 2018 2017 2016
20204 20194 20184 20174 20164

RMB’000 RMB’000 RMB’000 RMB’000 RMB’000
ARBETR ARBTT ARETT ARBTT ARETR

Total Assets MEE 15,175,856 14,508,724 13,231,688 13,254,174 11,288,945
Total Liabilities S =R (9,098,438) (8,367,189)  (7,333,645)  (7,245,818)  (5,946,386)

L
UL
He
pmval
s
>

k

Non-controlling Interests & (242,640) (357,484) (315,057) (171,234) (170,4006)

5,834,778 5,784,051 5,682,986 5,837,122 5,171,653

China New City Commercial Development Limited
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